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Abstract 
 
In Hong Kong, the existing legislative framework for conservation of historic buildings 
has problems in administration. There are no clear instructions for the Hong Kong 
Government to determine whether historic buildings should be preserved. There have 
been many debates amongst experts, practitioners and public on what should be 
considered in the decision process but no conclusive recommendations have been made. 
This dissertation aims to develop a set of decision criteria which can help the government 
to make decision properly and consistently.  
 
The literature review indicates that architectural, historic, social, scientific, economic and 
group values should be fully considered in the assessment.  This set of hypothetical 
criteria was refined by qualitative interviews with conservation experts and practitioners, 
and tested by qualitative study of significant representative conservation cases in Hong 
Kong.  The hypothetical set of criteria was found to be valid. The findings also revealed 
that the decision criteria should be transparent and that public consultation is absolutely 
important in the decision process.  Actions should be promptly taken to set up standard 
instructions based on the validated criteria.  The government can adopt these instructions 
to determine whether public or private buildings should be preserved. 
 
To enhance the model set of criteria, further research should be conducted by opening up 
the boundary of the study through examining more cases so that the criteria can be refined 
and become more robust. Last but not least, further research is also recommended to work 
out a conservation index, using a decision model based on the criteria established by this 
research. 
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Chapter 1: Introduction 
 
 
Historic building is something remarkable to a place, it is a symbol or a landmark of a 
city or country which shows its unique identity and character (Peacock 1998). Once 
historical buildings are being demolished, they are not recoverable and disappear in the 
world forever. Indeed, as suggested repeatedly all over the world, the conservation of 
cultural heritage helps enhance the prosperity of a city in a long run. Meanwhile they 
allow people to feel the diversity and novelty of a city and the residents can also gain a 
sense of belongings to that place. Therefore, the conservation of cultural heritage is 
incredibly important to every country and city and should be paid high attention. 
 
However, there are competing factors in every society, limited resources cannot be 
enjoyed by all parties or be allocated adequately to every aspect (Louis and Taylor 2004). 
Over the past many years, this topic has been controversial all over the world. In the 
competition with social development and expansion of economic structure, cultural 
heritage is always the loser. It is very common that they face the fate of being demolished 
to squeeze out land, which is a scarce resource in many societies, for the construction of 
new buildings. Besides, due to high developing potential of land, their owners often 
prefer to acquire a considerable sum of money through sale of the land at which the 
heritage locates (Steinberg 1996). This situation is very common in those developing 
countries and cities that develop in an extremely fast pace, and therefore, many historic 
building are being demolished without a detailed consideration. 
 
Hong Kong, a very crowded city, faces similar situation. The conservation of cultural 
heritage in Hong Kong has long been facing a challenge that there is limited developable 
land, with a fast growing population, thus it is necessary for the government to develop a 
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good conservation framework to save the cultural heritage. Nevertheless, the present legal 
framework has its own deficiencies in administration. 
 
As stated by Chu and Uebegang (2002), the deficiencies are: 
• Inconsistency of definitions, terminology and objectives 
• Duplication of efforts 
• A lack of co-ordination between existing bodies 
• System of consultation 
• Confusion of the existing system 
• Fragmentation of conservation priorities 
• Absence of active management of sites 
• Lack of expertise 
 
The majority of the above deficiencies arise from the absence of clear criteria for 
conservation of cultural heritage. The position paper of the Conservancy Association 
states that the present challenge is not to develop a policy from scratch- there are existing 
administrative tools, and arguably, some existing policies in favour of heritage. It 
suggested the necessity to have a clear statement setting out what the community wants to 
achieve. Without doubt, in Hong Kong, criteria for the preservation of cultural heritage 
are not clear. Definitely, it is essential to understand the nature of the problem and 
objectives of the preservation, which can help the evaluation of significance of heritage in 
our society become more appropriate and effective. The government, as well as the 
community, should therefore understand what they want before starting the substantial 
work of conservation. In other words, criteria of preservation of cultural heritage must be 
present in our community. 
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Although this topic is still new in Hong Kong, it has been concerned in some western 
countries many years ago and the conservation decision criteria have been discussed and 
analyzed long globally. Indeed, a lot of relevant literatures are available, but different 
literatures may concentrate on different aspects and they always discuss these principles 
generally. Thus, there is a knowledge gap that no conclusive decision criteria for the 
conservation of cultural heritage are available to help assessment. In addition, although 
many standards and well recognized charters have been set by international organizations, 
like the United Nations Educational, Scientific and Cultural Organization (UNESCO) and 
International Council on Monuments and Sites (ICOMOS), Hong Kong still does not 
meet those international standards. This dissertation therefore aims to analyze those 
criteria for conservation and work to find out a conclusive model set of decision criteria 
to fill the knowledge gap in the present situation. 
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Background and Rationale 
 
Every Hong Kong people should remember the demolition of Star Ferry Pier and Queen’s 
Pier in Central.  As reflected in the conflicts between the Hong Kong Government and 
public in the Star Ferry Pier incident, there were very different priorities existing in our 
society. The government preferred a good development potential of Central Reclamation 
Phase III to the cost of “collective memory”, while many individuals and informal 
conservation bodies, like Conservancy Association, object the decision of government. 
They insisted that the pier should be preserved in order to keep the “collective memory” 
of the public. That debate has continued for long time, thanks to the absence of a set of 
well-defined criteria for detailed and transparent assessment by the government. 
 
These monumental cases are significant in the history of Hong Kong in conservation of 
cultural heritage. The significance is not just disappearance of a well-known pier or the 
clock tower, and most importantly, the cases points out the divergence of evaluation of 
“value” within the society, and the related ineffectiveness of the present legal framework 
for conservation of heritage. 
 
Ready and Navrud (2002) suggest some good questions. What is the proper level of 
expenditure on cultural heritage? Given limited resources, they suggest that priorities 
should be set among competing preservation and restoration goals. In addition, given the 
myriad different types of cultural heritage and myriad pressing problems, which problems 
should be addressed first? Besides, Price (2007) in the annual conference of Hong Kong 
Institute of Surveyors advised that it should not good enough to preserve buildings that 
have no economic or social use, e.g. Haw Pa Garden Mansion at Tiger Balm Gardens. 
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Buildings need to live, be used, and be enjoyed. But, how to evaluate whether buildings 
have use?  Clear criteria must be available for assessment. 
 
Indeed, the absence of formal standards for assessing whether cultural heritage should be 
preserved would lead to the problems and confusion aforesaid. The Antiquities and 
Monuments Ordinance, the main ordinance dealing with cultural heritage in Hong Kong, 
was established in 1976. However, this ordinance has its own deficiencies in handling 
such issues. It does not well define (1) cultural heritage, (2) cultural significance and (3) 
heritage value (Chu and Uebegang 2002). Without a comprehensive definition and 
understanding of cultural heritage, it is impossible to set up a system that aims to protect 
it. 
 
It is therefore important to develop a set of decision criteria to help solve the above 
problems in Hong Kong. They are extremely helpful to strengthen the efficiency of the 
assessment process, and to ensure decisions are properly and consistently made by the 
government. Indeed, many countries, like U.K., Australia, France, have already had their 
own criteria for the preservation of cultural heritage and those criteria actually follow 
some international standards or charters. Hong Kong, being an international city, is 
straggly in this aspect, though. Prompt action should be taken to deal with such situation. 
Nevertheless, little research has been done to draw conclusive criteria for reference. This 
dissertation, therefore, has the rationale to analyze the useful conservation practices all 
over the world and to apply them in the context of Hong Kong.  The ultimate aim is to 
develop a clear standard of criteria for assessing whether cultural heritage should be 
conserved under the competing demands from various stakeholders in  a society. 
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Aim and Objectives 
As explained in the background and rationale, Hong Kong does not have formal standard 
criteria for instructions when cultural heritage is under the consideration of whether it 
should be conserved.  Owing to the importance of those criteria, this dissertation aims to 
develop a set of decision criteria for determining whether buildings should be preserved 
in the context of Hong Kong.  
 
To achieve the aim, my objectives are as follows: 
 
1. To review internationally recognized charters and the literatures of conservation 
practices in preserving cultural heritage in order to draw a set of hypothetical 
criteria for determining whether historical buildings should be protected from 
demolition. Most literatures are written on individual factors and cannot provide 
definite suggestions on all aspects of consideration. 
 
2. To refine the hypotheses on decision criteria by qualitative interviews with 
conservation experts and practitioners. 
 
3. To test the hypotheses by qualitative case study methodology based on document 
research, using recent major representative cases of preservation of historic 
buildings in Hong Kong. Decision criteria and outcomes of the cases will be 
analyzed to find out what factors constitute success, failure and conflicts in real 
life practices, and these results will be used to compare with and verify the 
hypothetical considerations. 
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Scope of Study 
 
Before discussing the benchmark for the conservation of cultural heritage, it is necessary 
to define what “cultural heritage” is. There is no such explanation in the Antiquities and 
Monument Ordinance. It is therefore necessary to examine its definition in the 
international standards. 
 
Heritage refers to something naturally or artificially inherited from the past and consists 
of several categories as below: 
 
(i) Cultural heritage 
(ii) Natural heritage 
(iii) Tradition and customs 
(iv) Virtual heritage 
(v) Inheritance 
(vi) Biological inheritance 
(vii) Birthright 
(viii) Industrial heritage 
 
Among them, before 1972, no internationally or widely recognized definition of cultural 
heritage was made. Because the cultural heritage and the natural heritage are increasingly 
threatened with destruction not only by the traditional causes of decay, but also by 
changing social and economic conditions which aggravate the situation with even more 
formidable phenomena of damage or destruction, the General Conference of the United 
Nations Educational, Scientific and Cultural Organization meeting in Paris in November 
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1972 adopted the ‘Convention Concerning the Protection of the World Cultural and 
Natural Heritage’. 
 
In this Convention, the meaning of cultural heritage is clearly defined. In Part I, 
Definition of the Cultural and Natural Heritage, its Article 1 states that: 
 
For the purpose of this Convention, the followings shall be considered as "cultural 
heritage":  
• monuments: architectural works, works of monumental sculpture and painting, 
elements or structures of an archaeological nature, inscriptions, cave dwellings 
and combinations of features, which are of outstanding universal value from the 
point of view of history, art or science;  
 
• groups of buildings: groups of separate or connected buildings which, because of 
their architecture, their homogeneity or their place in the landscape, are of 
outstanding universal value from the point of view of history, art or science;  
 
• sites: works of man or the combined works of nature and man, and areas including 
archaeological sites which are of outstanding universal value from the historical, 
aesthetic, ethnological or anthropological point of view. 
 
As shown in the Convention’s definition, individual or groups of historical buildings form 
a major part of the Culture Heritage. This dissertation will therefore focus on decision 
factors for determining conservation of buildings, and exclude other types of heritage. 
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Structure of Dissertation 
 
This dissertation consists of five chapters.  Chapter 1 introduces the problems of 
conservation of cultural heritage in Hong Kong. It points out that Hong Kong 
Government lacks a set of formal and clear decision criteria for analyzing whether 
cultural heritage should be conserved.  Following is the Aim and Objectives section 
which indicates the main tasks to develop the decision criteria and briefly explain the use 
of qualitative research methodology to refine and test the hypothetical criteria. 
 
Chapter 2 is a Literature Review of the decision criteria for preserving historical buildings. 
Literatures on the well-recognized international conservation charters and standards, 
conservation practices and empirical cases for preserving culture heritage are reviewed in 
order to draw a set of hypothetical criteria for determining whether historical buildings 
should be protected from demolition. 
 
Chapter 3 is about Hypothesis and Research Methodology. Qualitative interviews with 
two experts and practitioners were used to refine the hypotheses on decision criteria 
developed from the literature review.  Then qualitative case study methodology based on 
document research was conducted to test the hypotheses. Five significant and 
representative cases in Hong Kong were chosen for testing. The interests of stakeholders 
in the cases were examined in order to draw up the decision criteria in reality, which were 
then used to compare and verify the hypotheses. 
 
Chapter 4 is the Discussion of the Empirical Results. Firstly, views and experience of the 
conservation experts and practitioners obtained from the qualitative interviews are 
critically examined in order to refine the hypotheses. For the testing based on qualitative 
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case studies, the background, decision criteria and outcomes of the cases are analyzed and 
the findings are then compared with the hypotheses. Verification and amendment of the 
hypotheses are made accordingly. 
  
Chapter 5 is Conclusions and Recommendations.  The existing legislation framework for 
controlling demolition of historic buildings in Hong Kong is inadequate.  A set of 
decision criteria is necessary for facilitating the assessment process.  It is recommended 
that standard instructions should be set up for the government to make decisions on public 
buildings, using the validated decision criteria, which include architectural, historic, 
social, scientific, economic and group values. Legislation should also be made to refer 
redevelopment of private buildings for decision by the government. Then, limitation of 
this study is explained and further research is suggested accordingly.  
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Chapter 2: Analysis of Charters and Literature 
Review 
 
This chapter aims to identify the decision criteria for assessing conservation of buildings 
through literature review of two international charters, views and opinions of 
conservation experts and practitioners as well as empirical conservation cases. Equally 
important, it will also discuss some social issues and competing factors which should also 
taken into consideration in decision making. 
 
Authenticity 
There are many approaches to evaluate a historic building about their significance and 
decide whether they should be preserved. Among different ways used by different places, 
the basis used by UNESCO World Heritage Committee 1  to assess the value and 
significance of historic buildings, authenticity, being recognized by members in 142 
states parties, is an irreplaceable aspect in this process. Authenticity refers to how original 
and the perception of the building as faithful to its creation. It may also be understood as 
original, first hand (as opposed to copy), or as real, actual, genuine (as opposed to 
pretended). Feilden and Jokilehto (1998) in their book, Management Guidelines for 
World Cultural Heritage Sites P.16-17 described authenticity as: 
                                                 
1 The World Heritage Committee is responsible for the implementation of the World Heritage Convention, 
defines the use of the World Heritage Fund and allocates financial assistance upon requests from States 
Parties. It has the final say on whether a property is inscribed on the World Heritage List. The Committee 
can also defer its decision and request further information on properties from the States Parties. It examines 
reports on the state of conservation of the inscribed properties and asks State Parties to take action when 
properties are not being properly managed. It also decides on the inscription or deletion of properties on the 
List of World Heritage in Danger. 
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Authenticity is ascribed to a heritage resource that is materially original or 
genuine as it was constructed and as it has aged and weathered in time. With 
regard to an historic monument or site conceived as a work of art, being 
‘authentic’ can be understood in relation to the creative process that produced it as 
a genuine product of its time, and includes the effects of its passage through 
historic time. (Being ‘authentic’ should not be confused with ‘identical’; e.g., 
modern reconstruction can be identical with the historic form, but is not authentic.) 
 
Authenticity has been being used for the basis of criteria for the cultural heritage to be 
listed in the World Heritage List2, cultural properties will only be included in the list if 
they meet the test of authenticity. (Droste and Bertilsson, 1995) Therefore, authenticity of 
cultural heritage plays a very important role concerning their value, it should not be 
ignored during the assessment. 
 
To assess authenticity, there is an official guideline for the test of authenticity. According 
to the Operational Guidelines for the Implementation of the World Heritage Convention, 
authenticity was defined in terms of: 
 
• Authenticity in design, 
• Authenticity in materials, 
                                                 
2 A UNESCO (United Nations Educational, Scientific and Cultural Organization) World Heritage Site is a 
specific site (such as a forest, mountain, lake, desert, monument, building, complex, or city) that has been 
nominated and confirmed for inclusion on the list maintained by the international World Heritage 
Programme administered by the UNESCO World Heritage Committee, composed of 21 State Parties 
(countries) which are elected by the General Assembly of States Parties for a fixed term. The programme 
aims to catalogue, name, and conserve sites of outstanding cultural or natural importance to the common 
heritage of humanity. Under certain conditions, listed sites can obtain funds from the World Heritage Fund. 
The programme was founded with the Convention Concerning the Protection of World Cultural and Natural 
Heritage, which was adopted by the General Conference of UNESCO on 16 November 1972. Since then, 
184 (as of July 2007) States Parties have ratified the convention. 
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• Authenticity in workmanship, and 
• Authenticity in setting 
 
These four aspects of authenticity are inter-related. Any deterioration or failure to meet 
any one of them would lead to not being able to meet the other aspects. In the practice of 
many countries, when a historic building is damaged, a copy of the building would be 
made or substantial proportion of the building is re-constructed, such means of 
preservation would violate the sense of authenticity of a cultural resource in terms of its 
significance and loss of meaning of conservation. It could not meet the principles of 
preservation because the material authenticity is lost, and authenticity of materials is a 
primary criterion for authenticity in design and in workmanship, which, together with 
authenticity in setting, define the cultural resource. (Feilden and Jokilehto, 1998) 
 
Apart from the above issues, the 1994 Nara Document on Authenticity3  stresses the 
credibility or truthfulness of the information sources for the assessment of authenticity, 
and notes that the diversity of cultures and heritage can be understood as an irreplaceable 
source of spiritual and intellectual richness for all humankind. (Jokilehto, 1995) In other 
words, in order to judge if a cultural heritage is authentic, the basis for judgment should 
be reliable and can reflect the real picture of the culture which the heritage belongs to. It 
is because, as repeatedly mentioned, whether the cultural heritage is original determines 
its value crucially, the cultural diversity should be well understood before making any 
assessment, trustworthy evidence must be collected for a quality interpretation of proper 
authenticity a cultural heritage represents. 
                                                 
3 The 1994 Nara Document on Authenticity is the documents being presented in Nara Conference by 
experts in cultural heritage all over the world. The conference was held for six days in November 1994, 45 
of leading experts in the field of preservation of cultural properties met in Nara, Japan. The conference was 
co-sponsored by UNESCO World Heritage Centre, ICCROM, ICOMOS, and the governments of Canada 
and Norway, and supported by ICOMOS Japan and the Foundation for Cultural Heritage (Japan). 
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In addition to the credibility or truthfulness of information for assessment, such judgment 
of assessment of authenticity also needs to consider the characteristics of different 
cultures since cultures and traditions varies greatly in different places, the interpretation 
of authenticity should have variation depending on the characteristics of a particular 
culture. Paragraph 81 of the Operational Guidelines of the Implementation of the World 
Heritage Convention stated that: 
 
Judgments about value attributed to cultural heritage, as well as the credibility of 
related information sources, may differ from culture to culture, and even within 
the same culture. The respect due to all cultures requires that cultural heritage 
must be considered and judged primarily within the cultural contexts to which it 
belongs. 
 
 
Definitely, it is not feasible to allow assessment or judgment to be standardized when it 
comes to determining authenticity and value of a cultural heritage. Therefore, it is 
reasonable that according to the Nara Document, it is of the highest importance and 
urgency that, within each culture, recognition be accorded to the specific nature of its 
heritage values and the credibility and truthfulness of related information sources. (Nara 
Document on Authenticity, 1994) Since culture varies from place to place, as well as 
nature of cultural heritage, the judgment of authenticity could be related to a large variety 
of sources of information. The above mentioned Operation Guidelines also provided 
different aspects of such information in paragraph 82. 
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• Form and design; 
• Materials and substance; 
• Use and function; 
• Traditions, techniques and management systems; 
• Location and setting; 
• Language, and other forms of intangible heritage; 
• Spirit and feeling; and 
• Other internal and external factors 
 
The above aspects are useful tools for the assessment of value of historic buildings, in 
order words, they could be the criteria to determine whether those buildings are deserved 
to be preserved under different considerations of a society. Simply speaking, through the 
assessment of authenticity of cultural heritage in the above aspects, specific artistic, 
historic, social, and scientific significances of them could be judged and allow us to 
understand their value, it is helpful for the governments to make an appropriate decision 
on the management (renovation, re-use, redevelopment, demolition) of cultural heritage 
after considering their values. The values of historic buildings will further be discussed in 
the “Value of Heritage”. 
Value of heritage 
Before the establishment of the criteria of whether historic buildings should be conserved, 
it is first necessary to understand why they have to be preserved. Indeed, the answer of 
this question should be the treasure value of historic buildings, it is essential to be clear 
about what the value is and what issues affect and contribute to the value of cultural 
heritage. 
16 
 
Feilden and Jokilehto (1998) revealed that: 
 
Value can be defined as the relative social attribution of qualities to things; values 
thus depend on society and can change over time. In the case of cultural heritage, 
particular attention should be paid to what is conceived of as cultural significance, 
although the economic aspects should not be ignored. Certain values can be 
related more specifically to the intrinsic aspects of a monument or site – its design, 
material, and workmanship – while other values can be associated with its 
location and its relationship to the setting. 
 
From the above, it could be clearly understood that “value” is a measure of extent and 
quality of how the heritage reflects the culture of a place to different and allow residents 
to find their identity, as well as their future generations. 
 
As mentioned, if an object is decided to be preserved against being damaged or destroyed 
under the presence of different competitive values, being in conflict, within a society, it is 
definitely reasonable that the object should have its own uniqueness and significant value 
such that no other materials can replace it. Therefore, it is important to assess the value of 
cultural heritage, the criteria for preservation would depends on different aspects of value 
can meet what the social needs and overcome the importance of other competing factors. 
 
The value of historic buildings, being in the category of cultural heritage, has long been 
discussed by academics and different international bodies working on the conservation of 
cultural heritage. These international bodies have much communication with the states 
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members. On one hand, the members can report their situation and suggestions for such 
organization. On the other hand, the members have the responsibilities to follow the 
principles of official guidelines, charters approved. These guidelines and charters, 
together with different literatures are good reference for this dissertation to establish 
criteria from different values mentioned by them. Here, an internationally well-known 
international conservation body, International Council on Monuments and Sites 
(ICOMOS) and charters established by it would be introduced first. 
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International Organization 
International Council on Monuments and Sites (ICOMOS)4 
The International Council on Monuments and Sites is an association of professionals 
throughout the world that currently brings together over 7500 members. 
 
ICOMOS works for the conservation and protection of cultural heritage places. It is the 
only global non-government organization of this kind, which is dedicated to promoting 
the application of theory, methodology, and scientific techniques to the conservation of 
the architectural and archaeological heritage. Its work is based on the principles enshrined 
in the 1964 International Charter on the Conservation and Restoration of Monuments and 
Sites (the Venice Charter).  
 
ICOMOS is a network of experts that benefits from the interdisciplinary exchange of its 
members, among which are architects, historians, archaeologists, art historians, 
geographers, anthropologists, engineers and town planners.  
 
The members of ICOMOS contribute to improving the preservation of heritage, the 
standards and the techniques for each type of cultural heritage property: buildings, 
historic cities, cultural landscapes and archaeological sites. 
 
Many ICOMOS members in different places set different international charters for 
heritage conservation, such charters adopted slightly different terminology to define 
                                                 
4 Information of ICOMOS retrieved from http://www.international.icomos.org/about.htm as at 10-02-2008 
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significance of a place. (Lung, 2007) Table 1 shows the comparison of such 
terminological differences. 
 
 
Charters Definition of Significance/Assessment Criteria 
Venice Charter (1964) Referred to as cultural significance and encompasses 
architectural, historical, social and scientific values 
Washington Charter (1987) Referred to as qualities, with the following definition: 
“Qualities to be preserved include the historic character of 
the town or urban area and all those material and spiritual 
elements that express this character, especially: urban 
patterns defined by lots and streets; relationships between 
buildings and green and open spaces; the formal 
appearance, interior and exterior, of buildings defined by 
scale, size, style, construction, materials, colour and 
decoration; the relationship between the town or urban area 
and its surrounding setting, both natural and man-made; and 
the various functions that the town or urban area has 
acquired over time.” 
ICOMOS New Zealand 
Charter (1992) 
Referred to as cultural heritage value and cultural meaning. 
These refer to places which: “have lasting values and can be 
appreciated in their own right; teach us about the culture of 
those who came before us; provide the context for 
community identity whereby people relate to the land and to 
those who have gone before; provide variety and contrast in 
the modern world and a measure against which we can 
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compare the achievements of today; and provide visible 
evidence of continuity between the past, present and 
future.” 
Burra Charter (1979, with 
revision in 1981, 1988 and 
1999) 
Referred to as cultural significance and value. “Cultural 
significance means aesthetic, historic, scientific, social or 
spiritual value for past, present or future generations. It is 
embodied in a place itself, its fabric setting, use, 
association, meanings, records, related places and related 
objects.” 
Principles for the 
Conservation of Heritage 
Sites in China (commonly 
referred to as China 
Principles) (2002) 
Referred to as heritage values, and comprising historic, 
artistic and scientific values. 
 
Table 1: Definitions of Significance and Assessment Criteria in International 
Charters (Lung, 2007) 
 
Among these conventions, the Venice Charter established in May 1964 is the most 
significant one, many charters established later and principles of conservation of cultural 
heritage are based on its idea. As mentioned above, most charters have similar foundation 
and are made with elements suited according to the characteristics of their own countries 
with small differences in terminology. To precisely and concisely making reference to 
such charters, here, the Venice Charter and the Burra Charter, which is adapted from 
Venice Charter, the basis of jurisdiction in Australia will be discussed. 
21 
Venice Charter (International Charter for the 
Conservation and Restoration of Monuments and Sites) 
 
The Venice Charter was established in May 1964. The 2nd International Congress of 
Architects and Technicians of Historic Monuments, which met in Venice from May 25th 
to 31st 1964, approved the context of the whole charter. It is a treaty that gives an 
international framework for the preservation and restoration of historic buildings. The 
original text was agreed in 1964 by the different representatives of the participating 
nations mentioned at the end of the Charter. 
 
The Venice Charter mentioned that it is essential that the principles guiding the 
preservation and restoration of ancient buildings should be agreed and laid down on an 
international basis, with each country being responsible for applying the plan within the 
framework of its own culture and traditions. 
 
In the context of its importance to help identifying the importance and significance of 
historic buildings, as mentioned above, it can be summarized as in architectural, cultural, 
historical, social and scientific values. 
 
Concerning the identification of value and ways of preserving historic buildings, the 
following articles within the Venice Charter are useful and important for reference of 
setting criteria in this dissertation: 
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Conservation 
Article 5: The conservation of monuments is always facilitated by making use of them for 
some socially useful purpose. Such use is therefore desirable but it must not change the 
lay-out or decoration of the building. It is within these limits only that modification 
demanded by a change of function should be envisaged and may be permitted. 
 
Article 7: A monument is inseparable from the history to which it bears witness and from 
the setting in which it occurs. The moving of all or part of a monument cannot be allowed 
except where it is justified by national or international standard interests of paramount 
importance. 
 
Restoration 
Article 9: The process of restoration is a highly specialized operation. Its aim is to 
preserve and reveal the aesthetic and historic value of the monument and is based on 
respect for original material and authentic documents. It must stop at the point where 
conjecture begins, and it this case, moreover, any extra work which is indispensable must 
be distinct from the architectural composition and must bear a contemporary stamp. The 
restoration in any case must be preceded and followed by an archaeological and historical 
study of the monument. 
 
Article 11: The valid contribution of all periods to the building of a monument must be 
respected, since unity of style is not the aim of a restoration. When a building includes the 
superimposed work of different periods, the revealing of the underlying state can only be 
justified in exceptional circumstances and when what is removed is of little interest and 
the material which is brought to light is of great historical, archaeological or aesthetic 
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value, and its state of preservation good enough to justify the action. Evaluation of the 
importance of the elements involved and the decision as to what may be destroyed cannot 
rest solely on the individual in charge of the work. 
 
Analysis of Venice Charter 
As the scope of study of this dissertation is focused on the criteria of preserving historic 
buildings, this analysis would be focused on the conservation part and restoration part 
of the charter. Lung (2007) has mentioned that Venice Charter referred historic buildings 
as cultural significance, such significance are architectural, historical, social and scientific 
values. Buildings should possess such aspects of values in order to survive in the 
development of our society. 
 
Article 5 suggested the historic buildings could start a new function to contribute the 
society to allow conservation to be more possible since historic buildings could become 
one part of the society and the adaptive use could be able to enhance its value, definitely, 
its authenticity should be concerned when the approach of adaptive re-use is adopted, it 
reminded that significance of cultural heritage should be preserved in a way that any 
effects on cultural heritage resulted from conservation must be carefully analyzed in order 
to prevent the historic buildings from losing their original characters. 
 
Article 7 clearly stated that it is the historic value of buildings if such buildings give 
evidence and are witness of some important events happened in the past, people at the 
present can understand both the background and the ideas of such incidents, and such 
historic significance could also past to future generations, this effect could be large in a 
long run. Therefore, if they are moved and are relocated to other places, such value will 
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be lost. In many places, including Hong Kong, reallocation of cultural heritage is one of 
the frequently used ways as the means of conservation, for example, Murray House was 
moved from Central to Stanley and clock tower of the old Star Ferry Pier in Central was 
planned to reallocate to a new place in the future after the pier was demolished due to 
reclamation for limited land in Central. Such means of conservation, although, is adopted 
widely, it is not a good way to conserve the significance of cultural heritage and it leads 
to loss of historic value and violates the principle of authenticity which is one of the most 
important factors we need to consider during preservation. 
 
Article 9 also concerned the issue of authenticity of cultural heritage, it is extremely 
important to allow the cultural heritage to keep the characteristics that could reveal a 
specific period which contribute to its change continuously at different period. Meanwhile, 
it stated the aim of restoration and repeated the importance of authenticity in article 11. 
Article 11 mentioned a very interesting point that the implication of restoration is not to 
maintain the unity of style, it is consistent with the above mentioned points, that is the 
historic value. Restoration or maintenance at different period are also witnessed by the 
historic buildings, what added to it, in other words, the amendment during preservation 
should allow the later generations to understand, their changes throughout the historical 
timeline should be observed by people. 
 
Article 11 also stressed the importance of involvement of more people in the process of 
evaluation and making decision. It was not suggested that an individual being dominated 
in the issues related to historic buildings. In other words, it implies that public 
involvement should be taken into high consideration when assessing the value of historic 
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buildings, as well as the decision making on the treatments of them, that is whether to 
preserve them and the way used to preserve them. 
 
To conclude the analysis of the Venice Charter, the charter put great emphasis on keeping 
the original characters and significant values of cultural heritage during the preservation 
work. Owing to many constraints in a society, some means of preservation will, very 
probably, bring negative effects to such heritage since inappropriate means adopted may 
harm the value of the historic buildings as the authenticity is lost. As mentioned in the 
above content, authenticity includes authenticity in design, authenticity in materials, 
authenticity in workmanship and authenticity in setting. Any improper treatments will 
adverse affect the authenticity in materials, which in turn affect the design, setting and 
workmanship. Therefore, before we start to answer the question of whether to conserve 
and how to conserve, people must first identify the value worth conserving, such value 
has been clearly implied in the Venice Charter- architectural, historical, social and 
scientific aspect. 
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Burra Charter (Australia ICOMOS charter for the 
conservation of places of cultural significance) 
The Burra Charter defines the basic principles and procedures to be followed in the 
conservation of Australian heritage places. 
 
In 1979, the Australia ICOMOS charter for the conservation of places of cultural 
significance was adopted at a meeting at the historic mining town of Burra, South 
Australia. It was given the short title of The Burra Charter. 
 
The Burra Charter accepted the philosophy and concepts of the Venice Charter, but wrote 
them in a form which would be practical and useful in Australia. The Burra Charter was 
revised in 1999 which is the most updated. 
 
Adapted from the Venice Charter, the Burra Charter differs from it in three aspects 
(Sullivan 2007) 
 
- Concept of cultural value is well defined and there is an additional concept of 
scientific and social value added besides the emphasis of historic and aesthetic 
values in Venice Charter 
 
- Burra Charter provided a cultural heritage significance assessment, it clearly 
expresses all cultural heritage values of sites 
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- Burra Charter advocates the process of planning for value-based site management 
in an appropriate sequence 
 
 
After such modifications to Venice Charter and establishment of a precise way to assess 
the cultural value of heritage in the Burra Charter, this Australian fitted charter can be 
used as a good reference for benchmark. Moreover, it should be appreciated that the 
aspects of evaluation of significance of cultural heritage becomes wider, it can give a 
more appropriate decision in determining the importance of heritage in the country, or 
even internationally. Burra Charter also contributes a well constructed sequence in the 
process of planning the treatment of heritage through value-based management. First, the 
important significance of the heritage is understood in detail through detailed 
investigation of documents and physical assessment, then obligations to the significance 
of heritage would be analyzed, it followed by prediction of factors affecting the heritage 
in the future through gathering of information, this would produce a statement of policy 
concerning a heritage. Strategies established to manage the heritage will be based on the 
policy by a management plan. Meanwhile, the heritage will be monitored and its 
management is reviewed continuously. This process is summarized as follows: 
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Figure 1: The procedures of investigations, decisions and actions in handling 
cultural heritage (from Burra Charter) 
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In the Annual Conference of Hong Kong Institute of Surveyor 2007, Professor Sharon 
Sullivan, former Executive Director, Australian Heritage Commission summarized the 
key principles of the Burra Charter as follows: 
 
• Assessment of all elements of cultural heritage significance is an essential starting 
point 
 
• Decisions about significance are separate from and precede management decisions 
 
• A realistic and unvarnished assessment of all the issues involved in the 
conservation of these values (including the financial and development issues) is an 
important step 
 
• It is important to follow a systematic process of assessment of significance and 
management issues, and to base conservation planning on this assessment 
 
• The aim of the Burra Charter principles is to conserve for the long term all the 
cultural heritage values of the site. All conservation and management should be 
based on this aim (often called values-based management) 
 
• These values may be historic, aesthetic, scientific, or social values, or other 
special identified values 
 
• Values may be intangible as well as tangible, and may relate to traditional use, 
contemporary associational value or spiritual or symbolic elements 
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• Community involvement in the assessment processes is crucial for a proper 
assessment 
 
With the above mentioned process of evaluation of significance of cultural heritage, as 
well as provision of clear guidelines for investigation, decision and management, 
followed by the ways of managing the heritage, the procedures and means of evaluation 
concerning whether cultural heritage should be conserved is much more precise and 
explicit, decision making becomes more transparent and comprehensive. 
 
As mentioned in the charter, the assessment of cultural significance and preparation of 
statement of cultural significance for a cultural heritage is very important, it helps to 
determine the value and significance of heritage, and such value and significance are 
essential prerequisites to help governments set strategies to deal with their management. 
Repeatedly mentioned above, cultural significance encompasses aesthetic, historic, 
scientific and social value. Now, these four aspects of value are summarized and 
explained in the Table 2, it gives a clearer idea of how these aspects refer to. 
 
 
Value Explanation 
Aesthetic value Aesthetic value includes aspects of sensory perception for 
which criteria can and should be stated. Such criteria may 
include consideration of the form, scale, colour, texture and 
material of the fabric; the smells and sounds associated with 
the place and its use 
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Historic value Historic value encompasses the history of aesthetics, science 
and society, and therefore to a large extent underlies all of the 
terms set out in this section. 
A place may have historic value because it has influenced, or 
has been influenced by, an historic figure, event, phase or 
activity. It may also have historic value as the site of an 
important event. For any given place the significance will be 
greater where evidence of the association or event survives in 
situ, or where the settings are substantially intact, than where it 
has been changed or evidence does not survive. 
However, some events or associations may be so important that 
the place retains significance regardless of subsequent 
treatment. 
Scientific value The scientific or research value of a place will depend on the 
importance of the data involved, on its rarity, quality or 
representativeness, and on the degree which the place may 
contribute further substantial information 
Social value Social value embraces the qualities for which a place has 
become a focus of spiritual, political, national or other cultural 
sentiment to a majority or minority group 
 
Table 2: Meaning of different values in the context of cultural significance (Adapted 
from the Guidelines to the Burra Charter: Cultural Significance, 1988) 
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Considerations of Conservation of Historic Buildings 
from Literatures 
Conservation of cultural heritage, including historic buildings, definitely brings much 
benefits to every community, these benefits has been clearly gone through in the above 
charters. But first of all, it is important to understand features of successful heritage 
conservation before we assess the significance of the buildings and setting criteria for 
decision making: 
 
• Conservation is not simply about preserving buildings or objects. It is about 
preserving places that embodied heritage value in a way that they retain their 
cultural significance (Chu and Uebegang, 2002) 
 
• Decisions of conservation should be made without emphasizing one aspect of 
significance at the expense of others (Chu and Uebegang, 2002) 
 
• The prime function of memory… is not to preserve the past but to adapt it so as to 
enrich and manipulate the present (Lowenthral, 1985) 
 
Similar to the assessment of significance of historic buildings in the above mentioned 
charters, literatures written by different experts, scholars and practitioners of conservation 
of heritage have the similar considerations of estimating the value of historic buildings. 
Besides the value of historic buildings, there are opportunity costs whenever decisions are 
made to determine whether buildings are conserved, therefore, economic consideration 
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will also be one of the main issues discussed here. Now, the considerations obtained from 
the literatures will be analyzes in historic, economic, social and aesthetic aspects. 
 
Historic Aspect 
Simply speaking, historic interest refers to buildings which can illustrate important 
aspects of the nation’s social economic, cultural or military history. (Delafons, 1997) 
There is no denying that heritage is an indicator of culture of a place and is also a 
significant landmark to arouse the identity of its residents (Roberton and Hall 2007). 
Their presence is an evidence of history, as well as a good way for the people to more 
clearly understand what happened in the past, their role being ‘witness’ of history and 
culture is, without doubt, more persuasive than any pictures, words or whatever any 
means of record. Indeed, these are the value of heritage. 
 
It is very common that the assessment of cultural heritage is concentrated on the physical 
characteristics of cultural properties, allowing little consideration of the on-going creative 
traditions that produced and continue to produce such properties (Cameron, 1994). In 
many places, such assessment of historic buildings, being regarded as the category of 
cultural heritage, is seldom based on their authenticity for their inscription into the World 
Heritage List5. Authenticity, highly related to historic aspect, is an extremely essential 
factor of which the importance of cultural heritage should be based on, as described in the 
                                                 
5 A UNESCO (United Nations Educational, Scientific and Cultural Organization) World Heritage Site is a 
specific site (such as a forest, mountain, lake, desert, monument, building, complex, or city) that has been 
nominated and confirmed for inclusion on the list maintained by the international World Heritage 
Programme administered by the UNESCO World Heritage Committee, composed of 21 State Parties 
(countries) which are elected by the General Assembly of States Parties for a fixed term. The programme 
aims to catalogue, name, and conserve sites of outstanding cultural or natural importance to the common 
heritage of humanity. Under certain conditions, listed sites can obtain funds from the World Heritage Fund. 
The programme was founded with the Convention Concerning the Protection of World Cultural and Natural 
Heritage, which was adopted by the General Conference of UNESCO on 16 November 1972. Since then, 
184 (as of July 2007) States Parties have ratified the convention. 
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content explaining authenticity, if it is neglected during the estimation of value of historic 
buildings, we cannot evaluate how original and how treasure a building is. 
 
Price in the annual conference of Hong Kong Institute of Surveyors 2007 told that 
heritage does not cover buildings or structures alone, but the way people live, the customs 
and tradition implied by cultural heritage. (Price 2007) Every society has its own 
uniqueness, each shapes a distinctive social space, such space are vehicles for 
transmitting cultural values from past to the future, (Teather and Chow 2003), therefore, 
undoubtedly, historic buildings containing such special meanings are important to our 
society, they remind us of our identity, the style of life of our past generations. In other 
words, there is a powerful link between places and memory. (Teather and Chow 2003) 
Owing to the rapid change of the world, such traditions fade out gradually as time passes 
by. Therefore, historic buildings which consists of historical or traditional implication, for 
instance, the customs of indigenous residents in the New Territories or the colonial 
British style, are strongly suggested to be protected against demolition. 
 
As mentioned, since historic buildings, being in the category of cultural heritage, have the 
role to arouse the identity of people within a society, they should have the property that 
can remind us of our presence, past and sequence of flow of history, as well as the change. 
Simply speaking, the history of a society and its change can be recognized as the memory 
of the past. It can be described that such value is related to the emotional ties of the 
society to specific objects or sites, they include the following features: age, tradition, 
continuity, memorial, legendary; wonder, sentiment, spiritual, religious; and symbolic, 
political, patriotic and nationalistic. (Feilden and Jokilehto, 1998) In this way, it is 
essential for the historic buildings to have the significance, appearance and function to 
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store such memory and allow it to be passed to the present and future generations, such 
that the sense of belonging of residents to a place or a country could be strengthened (The 
Conservancy Association 2003). This issue is well recognized by many academics and 
countries. Urban theorist Aldo Rossi described that “the urban artifacts are the soul of the 
city (Rossi 1982). The city itself is the collective memory of the people”. Supported 
argument was revealed by another theorist, Kevin Lynch: “memory is the basis of self-
identity. (Lynch, 1972) 
 
The objective of the Hong Kong government to heritage is “to illustrate Hong Kong’s 
long history of 6000 years and its strong cultural link with the Mainland, with a wide 
range of heritage buildings or sites to depict different periods in local history.” (Teather 
and Chow, 2003) Historic buildings which have the character to play this important role 
must be given higher priority of conservation. 
Economic Aspect 
In every society, economic consideration is always the key factor to be highly concerned 
when decisions have to be made among different options. Especially in Hong Kong, when 
it comes to the issues about town planning and limited developable land, a complicated 
and huge opportunity cost involves. 
 
There has been a large variety of opinions and reactions from various parties over the 
recent period, from the earlier cases of clock tower of the old Central Star Ferry Pier, 
Queen’s Pier, Wan Chai Market to King Yin Li, debates never stop. Such debates 
requested for a complete preservation of the buildings, while in another extreme, some 
may disagree the significance of the value to be preserved, another group want to achieve 
equilibrium between conservation and development. In order to have an idea to determine 
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whether conservation work deserves, the following considerations could give a clear way 
to evaluate. 
 
Cost-benefit Analysis 
To achieve this equilibrium, Yu (2007) mentioned that it is important, but commonly 
overlooked, that opportunity cost analysis is necessary when a policy is struggled to be 
adopted or not. Yu then gave examples of opportunity costs of conservation of heritage 
paid by the society, if the preservation of a heritage would lead to a delay in a highway 
project, the opportunity cost would be the impact of delay caused to the whole economy, 
(Yu, 2007) He, in addition, gave another example: if the heritage site is additionally 
proposed for commercial use, the opportunity cost would also include the site value for 
that particular use to the owner. (Yu, 2007) Therefore, no matter the historic buildings are 
owned by the government or private, there are impacts and burden afforded by them 
whenever development is hindered. In the sense of economics, it encourages the best 
allocation of resources to fit a wide range of needs, definitely, to consider heritage, 
economic value may be understood as a value generated by the heritage resource or by 
conservation action. (Feilden and Jokilehto, 1998) Therefore, an opportunity cost analysis 
or a cost-benefit analysis can be conducted as a means to analyze both possible costs and 
benefits encountered if different scenarios are adopted. (Yu, 2007) This analysis will 
provide a result that can help making prediction on whether a plan, for instance, 
demolition for redevelopment or preservation, is feasible after balancing different factors, 
provided that one of the scenarios does not work, other alternatives should be sought. 
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How Historic Buildings Benefit the society? 
To generate income, historic buildings have four potential source of revenue: tourism, 
commerce, use and amenities. (Feilden and Jokilehto, 1998) These four uses also match 
the idea of Price (2007) that buildings need to live, be used and enjoyed. 
 
The functional value of the buildings is related to economic value, it involves the 
continuity of the original type of function or the initiation of a compatible use of a 
building or an area. (Feilden and Jokilehto, 1998) Over the past many years, owing to the 
change of the society, original use of historic buildings may not be possible at the present, 
therefore, revitalization and renovation is a good way to preserve the historic buildings 
having the properties being feasible to be reused and those which can adapt to different 
use of the modern society. Such buildings can benefit the community in many different 
ways. They can be a useful resource of the society to serve the public while reducing the 
cost due to reconstruction. Renovation costs per square foot are often significantly less 
than the costs of new construction. (Tyler, 2000) Tyler continued to reveal that according 
to case studies presented at the National Trust for Historic Preservation conference on the 
“Economic Benefits of Preserving Old Buildings”, it was shown that cost of rehabilitating 
old structure generally runs 25-33 percent less than comparable new construction. (Bever, 
1983) By this means, it can effectively reduce time of construction, planning, zoning and 
review. In the aspect of social concern, it prevents neighborhood opposition. Of course, to 
renovate a building to fit the modern needs, the first and the most important issue to 
consider is whether the original use or the compatible use could fulfill the need of the 
society, otherwise, they deserve not to be conserved. The matters concerning the use of 
historic buildings in our society, like tourism and educational, will be discussed in the 
social aspect. 
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Having discussed the use of historic buildings under the pressure of economics, there is 
no denying that in some occasions, a huge opportunity costs is necessary to conserve 
historic buildings, for government owned buildings, they face the strong pressure of 
infrastructure construction, meanwhile, to conserve privately owned buildings from 
demolition, it involves a large amount of money, billions of dollars would have to be 
spent by the Government if those graded historic buildings in Hong Kong under private 
ownership are going to be resumed from the owners, it may not be supported by the 
public. (Yu, 2007) In terms of sustainable development, conservation needs to adopt the 
approach to preserve the best of the heritage but does so without imposing insupportable 
costs and reach a rational balance between conservation and change. (Delafons, 1997) 
Therefore, in the sense of economics, on one hand, we should consider the potential cost 
of conservation, on the other hand, how historic buildings could be used and vitalized to 
generate income or other aspect of return to the society in a long run should be evaluated, 
balancing the cost and benefit, decision making on whether to conserve becomes more 
precise. 
 
Social Aspect 
This social aspect of consideration concerns the “use” of historic building within a society 
and it is highly related to the historic aspect. To answer the question of whether historic 
buildings should survive in the society, it is important to notice that whether their original 
use or compatible use is compatible to the need of people to contribute the society. 
 
Following the content in the economic aspect talking about renovation of old buildings, 
one of the major issues to decide the fate of historic building is the extent of benefit they 
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can bring to a society in different ways, for instance, enhancement of the sense of 
belonging of residents, civic pride for the population, as well as international reputation 
brought by tourism. (Chu and Uebegang, 2002) Definitely, at individual level, it 
strengthens a sense of purpose, connection and meaning in one’s daily life. 
 
Firstly, educational value would be discussed. This value has close relationship with the 
consideration of historic aspect, heritage could be used as a tool to promote the cultures, 
customs and traditions mentioned in the historic aspect mentioned above. The educational 
value of a heritage resource includes it potential for cultural tourism, and the awareness of 
culture and history that it promotes as a means of integrating historic resources in present-
day life. (Feilden and Jokilehto, 1998) Educational value brings advantages to a society 
both internally and externally. By developing historic buildings into appropriate uses, like 
museum, shops, office or keeping its original use, the young people and future 
generations within a society can understand better about the past and history of the place 
they live. Therefore, internally, conserving heritage can strengthen a sense of place and 
generate civic pride for the population, (Chu and Uebegang, 2002) reinforce regional 
identity and stress the importance of places. (Parr, 2006) Since the above tasks can form a 
common goal among the people of a community, while conservation of a well recognized 
historic building is carried out, it involves contemporary social interaction in the 
community, therefore, on one hand, it plays a role in establishing social and cultural 
identity, (Feilden and Jokilehto, 1998), and on the other hand, it improves community 
spirit, which is an intangible benefit to a community (Parr, 2006). 
 
Externally, historic can serve for tourism and strengthen international reputation. As 
historic buildings contribute to diversity of culture and character of our character of our 
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environment, they show uniqueness of a place, thus distinguishing it from another 
anonymous urban metropolis, (Chu and Uebegang, 2002) it enhances the growth of 
tourism.  Majority of writers agree that tourists have become bored with conventional 
forms of tourism, they want their tours be more ‘authentic’. Cultural tourism enables this 
type of tourist to engage in more intellectualized and specialized activities. (Misiura, 2006) 
People now have a broader horizon as they changed their wishes and pattern to spend 
their leisure time. It thanks to the development of information technology, this change 
makes people have a higher expectation in their journey as before. (Misiura, 2006) 
Therefore, historic buildings, being cultural heritage, can be used as a tool to promote 
cultural tourism so that international reputation can be aroused, at the same time, a 
considerable sum of revenue could be earned. Indeed, only remarkable buildings in the 
society can contribute in such means, it depends on the importance of buildings among 
the mind of people at a particular time. 
 
Shanghai is a very good example to illustrate. It was one of the places modern industry of 
China started, however, the importance of industrial heritage to culture of Shanghai were 
ignored during the quick development of Shanghai in late 1980s. (Ness, 2007) Then, 
conservation of industrial heritage in urban Shanghai grew since the 1990s within the 
context of the international industrial heritage conservation movement, active 
conservation and adaptive reuse is the focus within the framework of the conservation of 
the architectural characteristics of industrial buildings and the townscape of industrial 
districts. (Zhang, 2007) A lot of workshops and warehouses were renovated and are now 
used to support creative industry, many of them are used as galleries and museum. For 
example, a steel plant established in 1956 was converted into Shanghai Urban Sculpture 
Space in 2005, RMB50 million was pooled by the Shanghai Sculpture and the Shanghai 
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Urban Planning Bureau as the cost. Such projects aroused international attention. (Zhang, 
2007) 
 
Indeed, historic buildings being well recognized with good social value and uniqueness 
should be taken into a higher priority as they can play a role of education, arouse 
community interaction, externally, the international reputation and development of 
tourism is benefited. 
 
Architectural Aspect 
The aesthetic aspect of consideration of conservation should also be one of the main 
considerations for decision making. It relates to the relative artistic or technical value and 
rarity value. Relative artistic value is based on scientific and critical historical evaluation 
and assessment of importance of the design of heritage. (Feilden and Jokilehto, 1998) 
 
Design, decoration and craftsmanship 
Closely related to authenticity in the above content, to have evaluation on scientific and 
critical history issues and design of heritage, design, materials, workmanship and setting 
of historic buildings should be carefully done. Historic buildings with considerable 
architectural interest need to be important to the nation for the interest of architectural 
design, decoration and craftsmanship, they should also be important examples of 
particular building types and technique and significant plan forms. (Delafons, 1997) In 
order words, whether the historic buildings are good representative of an architectural 
style, whether the buildings adopt innovative technology worth investigating at the time 
they were built (Goodey, 2006). For instance, early use of dome as the roof of a building 
or a building which marks the start of use of a particular building material, etc. 
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Rarity Value 
It refers to comparison to other buildings of the same type, style, builder, period, region 
or conglomeration of these aspects. (Feilden and Jokilehto, 1998) With such comparison, 
it can reveal scarcity, representativeness or novelty of a historic building. Rarity value has 
a close relationship and is on the basis of design, decoration and craftsmanship, as well 
as identity-revealing value, high rarity value implies an outstanding quality. (Feilden and 
Jokilehto, 1998) Rarity is one of the considerations of listing heritage as a World Heritage 
Site by UNESCO (United Nations Environment, Scientific and Cultural Organization), 
therefore, it is worth referencing. 
 
 
 
Group Value 
Group value is significant when buildings consist of an important architectural or historic 
unity or a fine example of planning, for instance, squares, terraces or model villages. 
(Delafons, 1997) In many places, like England, group value is a key consideration in 
judging listing proposals. 
Other Consideration- Public and Stakeholder Consultation 
Governments are suggested not to make all the decisions concerning historic buildings on 
their own, the whole process has to be clear, transparent, and accepted by the community 
at large. (Price, 2007) In other words, the community should be entitled to affect and give 
opinions to the issues about whether historic building should be preserved. Criteria should 
be set under the consultation and involvement of the public in order to make the criteria 
more appropriate and meant to a place. (Delafons, 1997) The help of public is extremely 
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important as historic buildings belong to all residents of a community, they are those who 
have the most direct affection to and relationship with the buildings, process of setting 
criteria must not miss their participation, otherwise, those criteria will lack essential 
elements in the aspect of social significance of the historic buildings. 
 
Professor Sharon Sullivan, former Executive Director of Australian Heritage Commission, 
expressed that intangible value may only be identified by community consultation and 
oral history: 
For example it is by definition almost impossible to accurately document the 
social value of a place without community consultation. The social value of a 
place is its value to the community, or groups within the community, as a 
repository of memory, a symbol of the community, or possessing spiritual or 
emotional meaning. Many public places – departure points, workplaces, meeting 
places, ceremonial areas may have social value which the community wishes to 
commemorate in some way. (Sullivan, 2007) 
 
Without consultation and involvement of stakeholders, there is a danger that the heritage 
could not reflect on its location and community (Parr, 2006). The process involving the 
participation of local people is essential to long-term maintenance and further 
development projects concerning the buildings (Parr, 2006). 
 
Undoubtedly, from literatures and different experience all over the world, importance of 
public consultation and stakeholders’ involvement cannot be ignored. 
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Conclusion of Literature Review and Charters 
To conclude the findings from the two charters and different literatures, it is not difficult 
to observe that no matter the charters or knowledge and experience of experts in 
conservation, their core ideas are highly related and are in line with each other. To 
summarize, the literature review aforesaid indicates that the following decision criteria 
should be considered in assessing whether historic buildings should be preserved: 
 
• historic value 
• architectural value 
• social value 
• scientific value 
• economic value 
• group value 
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Chapter 3: Hypotheses and Research 
Methodology 
 
In this chapter, hypotheses on decision factors for conservation of buildings will be 
established from the literature review in Chapter 2.  Then the research methodology 
designed for collecting data for testing such hypothetical model set of decision factors 
will be explained.  The methodology consisted of qualitative interviews and case study. 
 
 
Hypotheses 
In Chapter 2, the international charters (Venice Charter and Burra Charter) established by 
the ICOMOS (International Council on Monuments and Sites), views from conservation 
experts  and empirical conservation cases were examined in order to identify what factors 
should be considered in determining whether buildings should be preserved. The 
literature review confirms the contribution and importance of historic buildings in every 
community, and points out the significance of value management in the decision process.  
For each decision, a list of value statements should be established for assessment. 
 
The values should cover various important aspects, as given in the hypotheses below: 
 
• Historic value should be considered because historic buildings can be the symbol 
of some important historic events, later generations can understand the history  of 
a country from the buildings 
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• Architectural value should be considered because special architectural features of 
historic buildings show the characteristics of a culture at different period and 
different places in terms of craftsmanship, decoration and design 
 
• Scientific value should be considered because we can understand the construction 
technology of a place at a particular time by analysis of building structure, it helps 
us investigate the past technology 
 
• Social value should be considered because it symbolize a community by its 
uniqueness, it is a sense of memory, people can have a better sense of belonging 
to their community, this value enhance civic pride of residents 
 
• Economic value should be considered because the original function or adaptive 
use of historic buildings can generate income, attractiveness of historic buildings 
can also promote tourism which brings tangible and intangible benefit to a society 
 
• Group value should be considered because a unity of important buildings with 
high architectural value or historic value promote the better understand of history 
by people and its rarity of the group is also enhanced 
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Other Important Factors: 
 
• Consultation of stakeholders and public 
- Enhance comprehensive and appropriate evaluation of intangible value of 
historic buildings and it prevents improper decision and public indignation 
 
• Opportunity costs 
- Opportunity cost of conservation can be tangible or intangible, it includes 
compensation by government to owners, hinder of development projects, 
etc. Conservation of historic buildings should not lead to enormous 
opportunity costs 
 
• Harmony of historic building with its surroundings 
- It is meaningless to conserve a building which is inconsistent with its 
surrounding environment, people cannot understand its significance 
 
Decision Making and Management of Historic Buildings: 
 
• Value-based Analysis 
- This analysis only deals with the value of the historic buildings 
disregarding other social consideration, those values are the above 
mentioned six aspects 
• Cost-benefit Analysis 
- Carried out after value-based analysis, this analysis compare benefits by 
historic buildings and the opportunity costs in the conservation, this 
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comparison help making more appropriate decision which is beneficial to 
the society 
 
After these two analyses are conducted, it can help making decisions in three scenario 
 
• Demolition 
• Keeping original function 
• Renovation with adaptive use 
 
Research Methodology 
The research methodology is designed to collect real life data to test the hypotheses.  
Seymour et al. (1997) suggest to rely on qualitative method that brings the respective 
experience and views of practitioners and stakeholders and hence the realities of 
construction and built environment projects.  Qualitative study can be conducted by 
interviews and case studies, and the data collected can indicate not only the decision 
factors but also the reasons behind them.  Although the quantitative method has benefit of 
generalization of findings, it cannot reveal the reasons for adopting the decision factors. 
 
 
Qualitative Interview 
Fellows and Liu (2002) support that the scrutiny of quality data can refine hypotheses and 
causal relationship from the theory and literature review.  Hence, qualitative interviews 
were conducted with two expert conservation practitioners to seek experience and views.  
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The emergent views were then compared with the preliminary hypotheses built on the 
literature to develop final hypotheses for empirical testing. 
 
Simple structured questionnaire was used to collect data from the interviews.  Planned 
generic questions were asked to the interviewees in respect of the nature and significance 
of conservation of historic buildings, criteria to be considered when assessing the value of 
buildings to a society, and the decision-making process for conservation. 
 
Both interviewees are expert and experienced practitioners in conservation of cultural 
heritage, namely, Professor D. P. Y. Lung, the Professor of Department of Architecture of 
the University of Hong Kong and Chair in Cultural Heritage Resource Management of 
the UNESCO (United Nations Educational, Scientific and Cultural Organization), and Dr 
H. Y. Lee, the Assistant Professor of the Department of Architecture of the University of 
Hong Kong and Architectural Conservation Programme (ACP)6 Director.  
 
Case Study 
Explanatory case study methodology was used to test the refined hypotheses.  Fellows 
and Liu (2002) state that case study research can be used to investigate phenomenon 
within real context and can therefore draw rich conclusions.  Case study is a means to 
clearly understand the facts and consequence of an incident.  The actions and views of 
different groups of people can be observed through the study.  If the choice of cases 
matches the objectives of the research, a desirable outcome expected could be achieved.  
                                                 
6  The Architectural Conservation Programme (ACP) is an intensive postgraduate programme in the 
Department of Architecture at the University of Hong Kong. It is supported by UNESCO (United Nations 
Educational, Scientific and Cultural Organization) and recognized by government agencies in Hong Kong 
and Macau for its academic excellence. It is designed to meet the continuing educational needs of practising 
professionals in built-heritage conservation. 
50 
By examining representative cases, real life decision criteria for conservation of buildings 
could be identified to verify the hypothetical factors. 
 
 
The qualitative case studies were conducted by document research of official documents 
which provide primary data from the stakeholders involved in the conservation processes.  
The documents included Hong Kong Legislative Council papers, past newspaper 
clippings, and articles from the Antiques and Monuments Office of Hong Kong 
Government and the Conservancy Association. By critical analyses of these documents, 
decision criteria and outcomes of the cases were be collected, which indicated what 
factors constituted success or conflicts in real life practices.  These results were used to 
compare with and verify the hypothetical considerations.  
 
The following five representative cases in Hong Kong were chosen for the study.  These 
cases involved a number of stakeholders in the conservation of historic buildings, 
including individuals, public interest groups, conservation bodies and government 
departments.  These stakeholders represented the interest of the whole society and 
reflected a wide variety of considerations by the government and the public. 
 
• Case 1: Former Hong Kong Club Building (decision to demolish it) 
• Cases 2 & 3:  Ferry Pier and Queen’s Pier (decision to demolish it) 
• Case 4:  King Yin Lei (decision to preserve it) 
• Case 5:  Kom Tong Hall (decision to preserve it) 
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Chapter 4: Discussion of the Empirical Results 
 
In this chapter, it will be separated into two parts. The first part is the discussion of 
qualitative interview conducted with two experts and experienced practitioners in 
conservation of cultural heritage. Their experience and views in conservation will be used 
to refine the preliminary hypotheses built in Chapter 3. The second part is qualitative case 
studies, five representative cases in Hong Kong are chosen. By the analysis of documents, 
the considerations of the government in decision making are compared with those in the 
hypothetical criteria. Together with the analysis of opinions of stakeholders in these 
events taken into account, the hypotheses are further tested and make it more robust. 
 
Qualitative Interview 
In the qualitative interviews, simple structured questionnaire was used to collect data 
from the interviews.  Planned generic questions were asked to the interviewees. 
 
Interview with Dr. H. Y. Lee 
Dr. H. Y. Lee is the Assistant Professor of the Department of Architecture of the 
University of Hong Kong and ACP Programme7 Director. In the interview, Dr Lee and I 
discussed issues concerning the nature and significance of conservation of historic 
buildings, matters need to consider when assessing the value of buildings to a society, 
                                                 
7 The Architectural Conservation Programme (ACP) is an intensive postgraduate programme in the 
Department of Architecture at the University of Hong Kong. It is supported by UNESCO (United Nations 
Educational, Scientific and Cultural Organization) and recognized by government agencies in Hong Kong 
and Macau for its academic excellence. It is designed to meet the continuing educational needs of practising 
professionals in built-heritage conservation 
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also, suggestions of decision-making procedures on whether conservation work has to 
carry out against demolition under the pressure of competitive factors in the society. 
 
What is a Cultural Heritage Place? 
Fundamentally, Dr Lee revealed that a cultural heritage place refers to a building, a group 
of buildings, a structure (e.g., a bridge or a tower) a site or an area, as weel as its 
associated human activities. In order words, a heritage place is the tangible and intangible 
combines. 
 
Process of decision by help of Conservation Plan 
Concerning the decision making on whether historic buildings should be conserved and 
actions to be taken during conflicts of social needs, Dr. Lee suggested the way of 
management of heritage using a conservation plan formulated by James Kerr who is on 
behalf of the National Trust of Australia. The following is the Conservation Plan for a 
heritage place according to Kerr (2000). 
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Statement of Significance 
The Statement of Significance of a cultural heritage place refers to the special qualities 
that make the place important for conservation 
 
Based on the model from Canada’s Historic Places Initiative (www.historicplaces.ca), the 
Statement of Significance of heritage place consists of three parts: 
 
1. Description of the place 
 
2. Cultural heritage values of the place 
 
3. Character-defining elements of the place (that relate to its heritage values) 
 
The conservation plan provides an appropriate way for the process of decision making, 
through collecting information of heritage by documentary analysis and physical visits, 
different aspects of values or significance could be well understood before policy or 
relevant decisions are made. In addition, with the clear instruction of Statement of 
Significance of the place, decisions could be made tailored to different cases with 
independent considerations according to characteristics of the heritage and the need of the 
society. Similar to the hypothesis summarized from literature review, the values of 
cultural heritage in Canada’s Historic Places Initiative established in 2001 include: 
historic, aesthetic, scientific, social, spiritual, and cultural. 
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Level of Heritage Value 
Dr. Lee said that values of a heritage place differ when different level of evaluation is 
used accordingly, it depends on the party which is represented (Pearce, 2000). The levels 
of value of heritage are as follows: 
 
• Individual level 
• Family level 
• Local community level 
• Ethnic group level 
• National/ sovereign state level 
• World level 
 
In the context of Hong Kong, Dr. Lee told that the historic buildings in Hong Kong do not 
have a long history, and they do not have a significant value in historic aspect, in addition, 
their representativeness are only significant in Hong Kong and lack  popularity 
internationally. Therefore, the value of most heritage in Hong Kong are at ethnic group or 
local community level, they still have a far distance from world level. 
 
Principles of the conservation of a living city 
After talking about value of cultural heritage, Dr. Lee mentioned four principles of 
conservation of a living city: 
 
• Urban conservation is about managing the pace of change and not about 
preserving the past by resisting change 
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• Urban conservation is about allowing for the continuity of the social and physical 
fabrics of the urban environment by integrating conservation with development 
 
• Urban conservation is about sustaining the urban community’s diverse, multi-
layered, tangible and intangible heritage and not about preserving individual 
buildings 
 
• Urban conservation is about protecting those aspects of tangible and intangible 
cultural heritage most valued by the urban community- the most direct stakeholder 
 
Explanation of the four principles 
Within a living city, change is necessary and inevitable, therefore, change of appearance 
of Hong Kong is definitely appropriate due to the ever-changing world. Definitely, during 
the change, the pace cannot be too quick and must be well managed in a reasonable extent. 
He mentioned that Hong Kong is not a dead city or an archaeological site, amendment or 
removal of heritage due to social development is acceptable provided that management 
work is done well. Meanwhile, Dr. Lee said that it is not meaningful to replicate the past 
buildings as a way of conservation, for example, the clock tower in new Star Ferry Pier in 
Central is definitely a new construction, and it violates the first principle. 
 
For the second principle, Dr. Lee suggested that the wholesale urban development is not 
appropriate since disharmony will be resulted. Such kind of development would harm the 
continuity of the social and physical fabrics. For instance, placing a large development 
besides a token conservation is definitely violating harmony of the community, as well as 
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the second principle. Besides, the government action in development should prevent 
insulting the public in some development projects, it will lead to a lose-lose situation. 
 
Thirdly, conservation should not destroy a community during the preservation of a 
building. The Blue House in Wan Chai is a good example, the Housing Authority and the 
Urban Renewal Authority originally wanted to spend $100 million to preserve nine 
Chinese-style buildings in Wan Chai, including the Blue House. The government 
intended to develop that area into a tourist spot with a theme of tea and Chinese medicine 
and resettle the tenants to other area, it aroused strong opposition of the local residents 
and that project failed. Mr. Lawrence Lam, St. James Settlement senior officer, 
commented this project: 
 
“It would be meaningless to preserve the ‘shell’ of the Blue House without retaining its 
original flavour… It would be good if the government would consider the software and 
not just the hardware, and strive to preserve the character of the community.”8 
 
For the fourth principles, in order to prevent conflicts in some decision making, public 
involvement, consultation and participation are necessary. Therefore, it is essential to get 
the opinion and ensure the participation of most direct stakeholder, because the benefit 
relates closely to them, their needs should be highly concerned. They can also help 
understanding the tangible and intangible value of historic buildings. 
                                                 
8 Quoted in Donald Asprey, “Better for the Blue House steps up,” Sunday Morning Post, 27 Aug. 2006, p.2 
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Interview with Professor David Lung 
Professor Lung is the Professor of Department of Architecture of the University of Hong 
Kong and UNESCO (United Nations Environmental, Scientific and Cultural Organization) 
Chair in Cultural Heritage Resource Management. Professor Lung has been working in 
the study of heritage for many years and has a very good knowledge and experience 
concerning conservation of cultural heritage. To test and refine the hypothetical criteria of 
conservation of historic buildings, the nature and significance of conservation was asked 
during the interview with Professor Lung, in addition, the situation under which whether 
historic buildings should be conserved was also discussed. 
 
In the interview, Professor Lung revealed that the meaning of conservation is different 
from: 
- preservation 
- renovation 
- revitalization 
- refurbishment 
- redecoration 
- renewal 
 
Meaning of conservation is the same whatever it is in the context of buildings, landscape 
or an object, etc. About the conservation of buildings, it refers to the use of different 
methods to prolong the life of historic buildings against deterioration. After the life of 
buildings are prolong, it can continue its function to contribute and be enjoyed by the 
society. Therefore, it is important to know that whether its function is still necessary in 
the present society. Definitely, in many situations, the original use of the buildings cannot 
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fit the needs of our ever-changing society. The attitude of people and value of the society 
may become very different from before towards the consideration of a particular issue, 
therefore, such historic buildings lose their function and their presence in the community 
becomes meaningless. Since they can no longer form part of the society in a harmony 
way, there is no doubt that they deserve not to be conserved under different constraints of 
a changing world, it is because keeping an object that is not recognized by the public is 
irrational. Of course, in some situations, even historic buildings lose their original 
function, if they can still contribute in an adaptive use or function which is needed by the 
society, definitely, they should be conserved. 
 
To determine whether to conserve these buildings, undoubtedly, their values should be 
analyzed and taken into account. We have to consider the value by several factors, such 
as economic, social, historical, aesthetic, etc. After evaluating the value of the buildings, 
decision should depend on the opinion of the stakeholder and the public. Professor Lung 
gave me an example, there was a dockyard in Whampoa in the past, because of the 
development of real estate, the dockyard was demolished. At that time, there were people 
opposing the demolition, however, the land in Whampoa in extremely valuable, it can 
generate billions of dollar. Under such a great economic consideration, that dockyard, 
which did not have a large historic significance, was demolished in return of a large sum 
of money and the construction of large residential projects. In addition, he gave a further 
example of dockyard, although the dockyard produced Titanic in New York had the same 
functions as that in Whampoa, it contains an extremely large historic significance. Many 
people all over the world knows the history of Titanic, and the dockyard has such a close 
relationship with Titanic, it created a strong sense among the people to conserve it, even 
after so many years, the dockyard is still existing. 
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To conclude this interview with Professor Lung, it is important to understand that whether 
it is worth conserving the buildings such that their life are prolong and can continue to 
benefit the society. Whether it is worth conserving, different factors mentioned above, 
economic, social, historical, aesthetic, should be considered, decision would be made 
after balancing different factors. Therefore, it implies that in different cases and at 
different time, the decisions could be very different, it depends on the perspective of 
people in the society, as well as the society needs, it is not rational to conserve a building 
which has no use to a community, so the most important issue is that the function could 
be meant for the ever-changing community and its values is well recognized by its 
stakeholders. 
 
 
Discussion of Findings from the Interviews 
From the two interviews, it can be summarized that, concerning necessary considerations 
in decision making, different aspects of value of a historic building and its background 
must be identified first, then the identified values can be used for detailed consideration 
of their management according to their importance to the society. 
 
Besides, both experts agreed that changes in these buildings are inevitable owing to the 
development of the ever-changing society. These changes can be understood as their 
changed functions in the society owing to inconformity of their original use, in order 
words, it is the adaptive use. The two interview results also revealed that public 
consultation and opinion of stakeholders are extremely important consideration of 
 61 
government in decision making. Their opinions are necessary before the establishment of 
any policy. 
 
To simply conclude their ideas, the following points should be emphasized: 
 
• To identify background and different values of historic buildings 
• According to the statement disclosing the values, find appropriate solution 
• Changes in buildings (adaptive use) is inevitable owing to development of the 
society 
• Publication consultation should be highly concerned 
 
About the value of historic buildings, Dr. Lee and Professor Lung gave similar ideas. Dr. 
Lee suggested using Canada’s Historic Places Initiative as reference, aspects of values 
includes historic, aesthetic, scientific, social, spiritual, and cultural, while what Professor 
Lung suggested are economic, social, historical and aesthetic. Although the terminologies 
are different, the areas of consideration are more or less the same. 
 
It is appreciated that the information and result obtained from these two qualitative 
interviews are in line with the core ideas of the hypothetical criteria, like the aspects of 
values to be identified, procedures of decision making, as well as the importance of public 
consultation are considered. After the criteria is refined from these qualitative interviews, 
the hypotheses valid preliminarily. It will be further tested in qualitative case studies. 
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Case 1: Former Hong Kong Club Building 
Figure 3: Photo of Former Hong Kong Club Building (Source: wikipedia) 
 
 
Background 
The present Hong Kong Club Building is the third generation in its history. Located at the 
same location, 1 Jackson Road, Central, the second generation and previous Hong Kong 
Club Building was built more than one century ago, completed in July 1897 (The Star, 
14th March, 1981)9. It was recognized as the last example of renaissance architecture left 
in Hong Kong. The second generation of the Hong Kong Club Building was owned by 
the Hong Kong Club. This building was widely appreciated as a heritage having high 
                                                 
9 1,700 Club Names Missing, The Star, 14th March, 1981, 
http://sunzi1.lib.hku.hk/newspaper/view/22_01.02/34756.pdf, retrieved on 17th March, 2008 
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architectural and historic value. Preservationists described it as “it has historical interest 
and it is an excellent example of colonial/Victorian architecture- almost the last 
remaining.” (South China Morning Post, 1st November, 1978)10 
 
Although the building has a high significance recognized by the public, development 
potential is always a consideration at high priority among private owners. Throughout the 
period from 1977 to 1979 (South China Morning Post, 22nd May, 1981)11, there were 
repeated proposals being discussed in the Hong Kong Club for the demolition of the 
Hong Kong Club Building and redevelop the land in return for a considerable amount of 
money through this investment in real estate market. In 1977, Wardley, part of the Hong 
Kong Bank, offered HK$200 million for the site intending to develop this rare land in 
Central. (The Star, 14th March, 1977)12 Owing to great development potential, the general 
committee of Hong Kong Club produced three demolition plans in 1977, 1978 and 1979 
respectively. (South China Morning Post, 22nd May, 1981)11 The first two demolitions 
were rejected by the members. In 1979, the general committee revealed that there would 
be a profit of $400 million from redevelopment, while the present condition of the 
building was not good enough, a cost of renovation $25 million. Because of that, the 
members changed their mind eventually and the demolition plan passed in November 
1979. The previous Hong Kong Club Building was, therefore, demolished in 1981. 
 
                                                 
10 ‘The Club’- After the Reprieve, South China Morning Post, 1st November, 1978, 
http://sunzi1.lib.hku.hk/newspaper/view/22_01.01/34687.pdf, retrieved on 17th March, 2008 
11 Tim Hamlett, No tears for the Club, but what a pity for the palace, South China Morning Post, 22nd May, 
1981, http://sunzi1.lib.hku.hk/newspaper/view/22_01.02/34770.pdf, retrieved on 22nd March, 2008 
12 Club has full control of site: claim, the Star, 18th October, 1977, 
http://sunzi1.lib.hku.hk/newspaper/view/22_01.01/34636.pdf, retrieved on 17th March, 2008 
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Action of the Government 
Throughout the period from 1977 to 1979, the Antiquities Advisory Board (AAB) only 
tended to observe the actions of general committee of Hong Kong Club in the demolition 
plan of the building. At the earlier stage, AAB refused to declare the building as 
monument when demolition plan was released, it explained the reason is that it is unfair 
to the owners of the building. AAB continued not to take action because it believed the 
owner would preserve the building. Finally, AAB declared the Hong Kong Club Building 
as monument in 1980. However, AAB was criticized that it should not intervene if 
demolition was not planned, because it was not necessary, nor if demolition was planned, 
because this would be unfair. To declare a building as a monument, it has to be agreed by 
the Executive Council. In September 1980, the Executive Council refused to adopt the 
recommendation of the AAB to declare the Hong Kong Club Building as a monument so 
as to preserve it legally on the grounds that it would cause an “unjustified cost to the 
community” and it would not be “in the public interest” to declare the building as a 
monument since it could cost taxpayer up to $500 million. (South China Morning Post, 
13th March, 1981)13 Owing to failure of the proposal by the AAB to declare the Hong 
Kong Club Building as a monument, it could not be preserved against demolition 
bounded by law, the building was demolished finally. 
 
Criticism by public bodies 
As mentioned in the “Action of Government”, the AAB was criticized not taking prompt 
action to declare the building as a monument so as to preserve it against demolition, it 
                                                 
13 Bid lodged to demolish Club, South China Morning Post, 13th March, 1981, 
http://sunzi1.lib.hku.hk/newspaper/view/22_01.02/34754.pdf, retrieved on 17th March, 2008 
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acted only at the final moment in late 1980 as the demolition plan of the general 
committee was proposed again and passed in 1979. 
 
The decision of the Executive Council, being the key determinant in this incident, was 
also criticized by press and public bodies. After the announcement of the Executive 
Council, the Conservancy Association and Hong Kong Heritage Society released a joint 
statement, the organizations charged “greed, expediency and powerful self-serving 
interests” had dominated decision-making with public opinion “totally ignored.” (The 
Star, 18th September, 1980)14 In addition, Hong Kong Heritage Society made a proposal 
for the transfer of development rights was dismissed due to the erroneous contention that 
it would make a dangerous precedent. Yet, such transfer for historical preservation has 
been achieved in New York, England and Australia, the process was not complicated. In 
addition, concerning the huge cost of compensation, the executive secretary of the 
Heritage Society at that time, Mr. William Meacham revealed that the actual cost of the 
society to preserve the building was not $430 million (amounts were different due to 
different period of estimation), but rather s small capacity carpark or a minor appendage 
to Chater Garden. (The Star, 18th September, 1980)14 Meanwhile, Mr. Wan Shek-lun, the 
chairman of the Conservancy Association, said that a survey conducted by his association 
in June 1980 in Central summarized that about 82% of the interviewees said they 
favoured the preservation of the Hong Kong Club Building owing to the sense of 
belonging and its historical value. (The Star, 18th September, 1980)14 It shows that the 
public prefer to keep the building against demolition. 
 
                                                 
14 ‘Exco misled about Club’, the Star, 18th September, 1980, 
http://sunzi1.lib.hku.hk/newspaper/view/22_01.02/34730.pdf, retrieved on 17th March, 2008 
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The fact that the government abandoned the historic building was also criticized by Dr. L. 
K. Ding, Chairman of Hong Kong Christian Industrialists Committee and president of the 
Conservancy Association. Dr. Ding said, “if even the government appears to value 
nothing but money, Hong Kong’s youth cannot be expected to have higher standards.” 
(South China Morning Post, 12th October, 1980)15 He added that the only reason given by 
the government for not stopping the demolition of the building was the cost of 
compensation for preservation, however, intangible values, such as history, tradition and 
culture, were ignored by the government. Dr. Ding stressed that civic importance of the 
building should be concerned, once it was demolished, such non-renewable resources 
could not be brought back. About the public opinion, he added that, “the Government 
knows that the millions of hardworking citizens cannot take the time to speak up on this, 
but to use their silence as justification for tearing down the club is irresponsible on the 
part of the Government.” (South China Morning Post, 12th October, 1980)15 
 
Considerations of the Government 
In this incident, the main bodies involved were the Antiquities Advisory Board (AAB) 
and the Executive Council. AAB did not have a clear way of consideration in handling 
the conflict. At the earlier stage, it used “unfair to the owners” as the reason for not 
declaring the building as monument. It insisted its ground for 2 years. At the later stage, 
after the general committee passed the demolition, AAB took a late action to make the 
declaration eventually. From this series of decisions, it is obvious AAB did not consider 
the issues in detail, its action also showed an inconsistent pattern. Changed its mind from 
                                                 
15 ‘Moral duty’ to save the Club, South China Morning Post, 12th October, 1980, 
http://sunzi1.lib.hku.hk/newspaper/view/22_01.02/34737.pdf, retrieved on 17th March, 2008 
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not taking any action to declaring the building as a monument, AAB irresponsibly gave a 
blurred idea of its consideration to the public. 
 
The important determinant of Executive Council, as clearly mentioned above, in this case 
was the budget of compensation for Hong Kong Club to declare the building as a 
monument. Its argument was that it is not appropriate to give “unjustified cost to the 
community” and taxpayer of the community. For the other aspects of the building, such as 
the social, historic, architectural values were neglected and were not the main 
consideration under the huge cost of compensation claimed by the Executive Council. 
 
Analysis of the case by Hypothetic Criteria 
 
Value of the Hong Kong Club Building 
In the above content, it was widely agreed that the Hong Kong Club Building possess a 
good historic and architectural value, it was one of the last remaining buildings carrying 
Victoria architectural design, therefore, there is no denying that in terms of rarity, the 
building is definitely a good representative of similar structure existed in Hong Kong. 
Meanwhile, the building is important in the mind of many Hong Kong people at that time, 
many people enjoyed their happiness in the club buildings, it carries a high social and 
historic value, indeed. To evaluate the cultural value of the building by the hypothetic 
criteria, the Hong Kong Club Building has a high significance in historic, architectural 
and social aspects, it ought to be preserved against demolition. As analyzed in the 
hypothetic criteria, economic aspect, being an important factor in this case, would also be 
discussed below. 
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Economic Consideration 
To preserve the Hong Kong Club Building, the Executive Council told that $500 million 
was need for compensation. In deed, $500 million is a considerable sum of money. In the 
economic aspect of the literature review in Chapter 2, Yu (2007) said that it is not rational 
to use an unreasonably large sum of money to preserve a historic building, the Executive 
Council exactly used this argument to explain why it did not use declaration of monument 
as a means of preservation. However, is $500 million not an unaffordable amount to the 
government and the society? In addition, through declaring the building as a monument, it 
could be renovated and help generating income, the income could compensate the 
expenditure in acquisition. Besides, the intangible value of the building should also be 
taken into account, those architectural, historic and social values of the building is a 
treasure in our society, it was not responsible for the government to ignore the opinion of 
the public only because of financial burden. 
 
There is no denying that $500 million is a large budget, a detailed consideration should be 
made. However, this amount is not an unreasonably large, and economic consideration 
should not dominate in the decision in this case. The government should also balance the 
public opinion and adopt a cost-benefit analysis instead of making decision while 
ignoring other alternatives. Indeed, the proposal of transfer of development rights 
suggested by Hong Kong Heritage Society could be a feasible solution. In this way, the 
government needs not to spend a huge sum of money while property right is being 
respected. Yet, the Executive never consider this proposal which could solve the problem 
in economic aspect. 
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Suggestion 
In this case, the government totally ignored all the values of the building being widely 
accepted by the public. It is not appropriate to only consider the budget in doing 
conservation of historic buildings as these buildings carry intangible value in architectural, 
historic and social aspects, decision process should be carried out more detail with wider 
consideration. Besides, it is obvious the government neglected public opinion and 
suggestion of conservationist, like the transfer of development rights. If the government 
considered such alternatives, the Hong Kong Club Building, being a popular building 
among Hong Kong people, may survive and stand in Central now. Without doubt, in this 
analysis using the hypothetic criteria, the government handled this matter in an 
inappropriate way. 
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Cases 2 & 3: Old Star Ferry Pier and Queen’s Pier 
 
Background 
In the cases of Old Star Ferry Pier and the Queen’s Pier, they have a similar background. 
Both of them had a high historic significance in the mind of Hong Kong people and were 
demolished at similar period owing to the same reason.  
 
Figure 4: Photo of Old Star Ferry Pier (Source: wikipedia) 
 
Old Star Ferry Pier was built in 1957, which is 51 years ago. Located near Edinburgh 
Place and the City Hall, together with the clock tower near the main building of the pier, 
the pier and the clock tower form a group of structures which is an important part of the 
“collective memory” of many Hong Kong people. Since the pier was established, Star 
Ferry has been a major means of transportation for many people working in Central who 
cross over the Victoria Harbour, the old Star Ferry Pier became a remarkable group of 
buildings in the history of Hong Kong. Besides, the pier is also one of the major tourist 
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spots of Hong Kong, many tourism traveling in Hong Kong always enjoy a trip of Star 
Ferry crossing the Victoria Harbour. 
 
 
Figure 5: Photo of Queen’s Pier (Source: wikipedia) 
 
Close to the Old Start Ferry Pier, Queen’s Pier is also an important cultural heritage in 
Hong Kong, same as the Old Star Ferry Pier, it is also significant in the collective 
memory of Hong Kong people. The Queen’s Pier was built in 1953-195416, established 
after the demolition of the first Queen’s Pier which was constructed in 1925, together 
with the City Hall near it, they forms a popular building group. In addition to serving as a 
public pier, the Queen’s Pier is also used as a landing place for the Governors of Hong 
Kong and the Royal family upon their arrival in and departure from the colony until 1997, 
it is the most remarkable incident that Queen Elizabeth II landed on her first visit to Hong 
Kong in 1975 there. Because of the special significance of serving the arrival of British 
                                                 
16 Legislative Council Panel on Home Affairs- The Queen’s Pier LC Paper o. CB(2)2026/06-07(01) 
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Governor and Royal family, the Queen’s Pier is a representative symbol of the colonial 
period of Hong Kong under the rule of the United Kingdom. 
 
Reason for Demolition 
Both the Old Star Ferry Pier and the Queen’s Pier have been demolished in 2006 and 
2007 respectively. Their demolitions are caused by the same issue. The Hong Kong 
Government planned to build the Road P2 network in Central Reclamation Phase III 
(CRIII) area and some underground works including the Airport Railway (AR) Hong 
Kong Station Extended Overrun Tunnel (EOT) and the extension of an existing drainage 
box culvert at Man Yiu Street17. 
 
 
Road P2 
The aim of construction of the Road P2 is to resolve the traffic congestion problem in the 
Central Reclamation Phase I Area where the International Finance Centre I and II, the 
Four Seasons Hotel, AR Hong Kong Station and the ferry piers are located. Construction 
of Road P2 will greatly help the congested problem in junctions of Man Yiu Street/ 
Harbour View Street and Cannaught Place/ Cannaught Road Central. The Road P2 is an 
important and interim measure in addressing traffic congestion traffic congestion in the 
Central Reclamation Area before the completion of the Central- Wan Chai Bypass. The 
government considered the construction of the Road P2 in conflict with the Star Ferry 
Pier and Queen’s Pier. 
 
                                                 
17 Legislative Council Panel on Planning, Lands and Works- Reprovisioning of Star Ferry Pier in Central 
CB(1)2208/05-06(02) 
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Extended Overrun Tunnel
17  
In the document of Legislative Council Panel on Planning, Lands and Works, it was 
mentioned that the existing overrun tunnel of the AR in Hong Kong Station is about 80 
metres long, it is necessary to prolong by a total of 500 m for full operation of AR 
comprising the Airport Express Line and the Tung Chung Line. About 40 m of the 
extention is required to enhance safety and has to be completed within the scope the 
CRIII contract as soon as practicable. Another 460 m of the extension is required for turn 
back of trains in order to enable shorter headways and hence higher capacities to meet 
future demand. The EOT is also required to extend the Tung Chung Ling for connection 
with future North Hong Kong Island Line. It is also in conflict with the Star Ferry Pier 
and Queen’s Pier. 
 
Drainage Box Culvert 
Because of the reclamation scheme, the existing drainage box culvert should be extended 
to the new waterfront. Due to the construction of EOT, the culvert has to run to the east 
along the southern side of the EOT. It once again clashes the existence of the two piers. 
 
Because of the three projects above causing constraints, the Star Ferry Pier has to be 
demolished and relocated to a new position, and the Queen’s Pier was also demolished 
and was planned to be reassembled just to the west of its original location opposite the 
City Hall complex. 
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Objection raised by Conservancy Association18 
The government revealed that, during the consultation period, there was no objection to 
demolition of the Star Ferry and Queen’s Pier, however, the Conservancy Association did 
not agree. It has already raised objection in 1996, at that time, the government proposed 
to construct a temporary road through the Edinburgh Place. The Conservancy Association 
argued that it is possible to preserve the two piers in-situ while causing minimum impacts 
on the three construction projects, the Road P2, airport express extended tunnel and the 
drainage box culvert. The association expressed the historic value of both piers, followed 
them is the proposal of alternative, it can allow the conservation of the piers while the 
infrastructure could proceed. 
 
Historic Value of Star Ferry Pier and Queen’s Pier 
Even the two piers did not have a very long history and were both built after 1950, in 
terms of historic value, the Conservancy Association suggested that both piers have a 
significant value. 
 
As mentioned above, at the colonial period, the Edinburgh Square in front of the Queen’s 
Pier was used as the venue for welcoming all the Governors of Hong Kong from Britain. 
In addition, the Royal Family of UK, Queen Elizabeth II and Prince of Wales were also 
welcomed at that position. The Edinburgh Square was also used for the venue of Legal 
Year Ceremony before it was relocated to the New Wing of Hong Kong Convention and 
Exhibition Centre. Apart from the ceremonies held there, Queen’s Pier was also a popular 
pier for public use, it was a common departure point of many ships, and many Hong 
Kong people have a special memory on it. 
                                                 
18 Legislative Council Panel- Preservation of Star Pier and Queen’s Pier, the Conservancy Association, LC 
Paper o. CB(2)2333/06/07(03) 
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For the Star Ferry Pier, it has long been a famous pier in Hong Kong and it is also a hot 
tourism spot. Every morning and evening, Star Ferry is one of the most commonly used 
means of transport by the people working in the Central Business District, moreover, 
many people enjoy crossing the Victoria Harbour through the pier, it is a memorial 
experience shared by thousands of Hong Kong people. The Star Ferry Clock Tower in the 
pier created clock sound, the clock sound together with the pier was a part of life of 
Central and gained the reputation of ‘heartbreak of Central’. About tourism, the Star 
Ferry Pier was also a tourism attraction of Hong Kong and the ational Geographic 
Traveler named it as one of the 50 places of a lifetime (National Geographic Traveler, 
Oct 1999). 
 
Alternatives for Preservation of Star and Queen’s Piers 
The Conservancy Association found that with a fine adjustment of the road alignment, the 
demolition of the main building of the Star Ferry Pier and the Queen’s Pier can be 
avoided. It told that such adjustment refers to rotating the road by a small angle of less 
than 5 degree at the Man Cheung Street junction. This argument objected what the 
government officials mentioned- a sharp turn should be made. The association suggested 
that with a better design of the Road P2, its alignment could be fine-tuned to avoid the 
conflicts with the two piers. 
 
Regarding the Extended Overrun Tunnel of the airport railway, the Conservancy 
Association disclosed that this project is very deep down and it is not very probable that 
the tunnel will affect the main clock tower building of the Star Ferry Pier. 
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Concerning the drainage box culvert extension, the Conservancy Association believed 
that by shifting the location of the culvert several metres to the south, the collision into 
the main building of the Star Ferry Pier could be prevented, in other words, conflict could 
be solved. 
 
Similar suggestion/alternative to those made by the Conservancy Association was also 
mentioned by professionals in Hong Kong.  Institute of Architects vice-president Vincent 
Ng Wing-shun, leading the debate in the government-advisory Harbourfront 
Enhancement Committee, warned that the government’s penchant for building roads was 
destroying the territory’s heritage. In line with proposal of the Conservancy Association, 
“if the government moved the road a little bit to the left or right, then we could save pier,” 
he said. (The Standard, 30th August, 2006)19 
 
The Conservancy Association summarized its arguments that, in terms of sustainable 
development, a win-win situation could be created by achieving development and 
conservation together. In this case, to deal with conservation of the two piers and 
enhancement of social infrastructures, a fine adjustment in road alignment could be a 
solution. Beside, an innovative urban design plan can group the Star Ferry Pier, 
Edinburgh Place and Queen’s Pier into a lively historical corridor in the harbourfront, by 
this means, a site that is valuable both in collective memories and quality of living. 
 
 
                                                 
19 Ferry Terminal a Step Closer to History, the Standard, 30th August, 2006, 
http://www.thestandard.com.hk/news_detail.asp?we_cat=4&art_id=26180&sid=9647571&con_type=3&d_
str=20060830 retrieved on 17th March, 2008 
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Considerations of the Government 
Queen’s Pier 
Whether to preserve the Queen’s Pier depends on whether it could be declared as a 
monument so that it could be protected against any demolition according to legal 
protection.  
 
It is general that the public have similar experience and memory towards the piers and 
they recognize the value of the piers in the similar extent as described above. To deal with 
this controversial issue, the Antiquities and Monuments Office (AMO) considered several 
factors for decision making: group value, social value and local interests, authenticity and 
rarity. These are the factors listed in the Antiquities Advisory Board’s historical building 
grading form. AMO considered that the Queen’s Pier has historic value, however, the 
significant of historic value is not high enough to be declared as a monument under the 
Antiquities and Monuments Ordinance. Reasons are as follows 
 
Historic Significance20 
 
• The history of the Queen’s Pier was not long, it is only about 44 of the 156 years 
of the colonial period. When compared with some other century-old buildings 
with colonial character, it is definitely a much shorter duration. In Hong Kong, all 
the declared monuments are pre-war buildings, but Queen’s Pier was built in 
1953-1954 
 
                                                 
20 Legislative Council Panel on Home Affairs- The Queen’s Pier LC Paper o. CB(2)2026/06-07(01) 
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• In terms of association with arrival of new Governors in the colonial period, the 
historic significance of a place of “landing” is clearly considerably less than say, 
the place for “oath taking” which formally marked the beginning of governorship 
and which was the core procedure for establishing a Governor’s terms of office. In 
this connection, the present Legislative Council Building (former Supreme Court) 
and City Hall where the Governors took their oath of office are considered more 
historically significant than the pier 
 
• By comparison, in terms of the colonial character, there are other pre-war 
buildings with higher historic significance than the Queen’s Pier. Those declared 
as monuments are the Government House, Former Central Police Station 
Compound, Former Central Magistracy, Flagstaff House, and Old Supreme Court. 
There are also historic buildings with higher historic significance, but not being 
declared as monuments and are only graded accordingly. Examples are the Former 
Explosives Magazine of the Old Victoria Barracks (a Grade I building, built 
between 1843 and 1874), five of the barrack blocks of the Old Lyemun Barracks 
Compound (Grade I building, built in 1880s-1890s) and five barrack buildings of 
the Old Victoria Barracks Compound (Grade II buildings, built in early 1900s) 
and the Old South Kowloon District Court (a Grade III building, built in 1936). 
The above mentioned buildings are only a part of those which can significantly 
represent the colonial sovereignty in Hong Kong. Therefore, comparatively, the 
Queen’s Pier has a lower value in this aspect 
 
• To achieve the aim of conserving a heritage to illustrate the history of colonial 
administration in Hong Kong, it is necessary to adopt a holistic approach to 
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analyze its historic value. It includes its relationship to colonial administration, 
and its contributions in areas such as economic, religious, educational and medical 
developments of the colony should be adopted. In such a broad historic context, 
being only a ceremonial pier is relatively peripheral 
 
Architectural Merits20 
 
• The style of the Pier is modern utilitarian, it is a typical example of simple and 
functional design in 1950s and 1960s. The architectural merits of the Pier, in 
terms of design, plan forms, decoration and craftsmanship, compare less 
favourably with other similar structures or structures belonging to the same period 
in terms of its impact on and importance for the architectural development in 
Hong Kong. Compared with the Queen’s Pier, there are many pre-war buildings 
with similar architectural value but higher historic significance, like City Hall 
Complex, former North Kowloon Magistracy, Central Government Office, etc. 
None of them are monuments nor graded under the Antiquities and Monuments 
Ordinance 
 
Decision of the Antiquities Authority 
Because of the above mentioned considerations, the Secretary for Home Affairs 
determined that the Queen’s Pier did not contain requisite historic, archeological or 
palaeontological value for it to be declared as a monument under the Antiquities and 
Monuments Ordinance. 
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Star Ferry Pier
17 
Owing to the above mentioned CRIII project for construction of different infrastructures, 
and on the grounds of works requirement of CRIII and the technical constraints 
mentioned in the part “Reason for Demolition”, repositioning arrangement for the Star 
Ferry Pier has been concluded after going through a long process of public consultation 
and statutory procedures. The Town Planning Board appreciated the historic significance 
and importance of the “Star Ferry” icon as one of the landmark and important tourism 
attractions in Hong Kong. Because of that, the Board accepted the relocation of the Star 
Ferry Pier into a new position in the new Central waterfront, at the Pier 7 and the western 
part of the Pier 8, this arrangement was reviewed by the Administration in liaison with the 
Star Ferry in detail. Aiming at showing the historic significance of the pier, the 
government and the Star Ferry continuously discussed the design of the new Star Ferry 
Pier. Designs, for instance, a modern functional design approach modeled on the existing 
clock tower built in 1957 and a historical heritage design approach modeled on the pier 
building in 1912, were proposed to study. Eventually, later proposal of historical heritage 
approach was adopted as the idea for reconstruction of the pier and its clock tower so as 
to interpret the Star Ferry’s early pier structure in the last century. 
 
Besides, the public has raised the concern on the preservation of the clock tower of the 
pier, it was suggested that the clock tower is the representative of collective memory of 
the Star Ferry and has to be preserved. The feasibility of relocation of the clock to the 
new pier was conducted in a study in 2005, however, the Star Ferry disclosed that it is 
unlikely to proceed as new parts and components of the clock necessary for relocation 
and later maintenance were not available. A new clock which is similar to the old one 
would be built. 
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According to the document in Legislative Council Panel CB(1)2208/05-06(02), the 
Antiquities Advisory Board (AAB) noted the old Star Ferry Pier is neither a declared 
monument nor a graded historic building, the establishment of the new Star Ferry Pier 
with historic heritage approach for general layout and design, together with the new clock 
tower, will become a new landmark in the new position. 
 
Analysis of Considerations and Decisions of the Government by 
Hypothetic Criteria 
In both the cases of Star Ferry Pier and Queen’s Pier, the causes of demolition of the piers 
were both the necessity of carrying out the Central Reclamation Phase III, the piers thus 
sacrificed in this decision. 
 
Value of the Piers 
During the process of decision making, the government analyzed the historic and 
architectural significance of the piers respectively. Without doubt, the argument of the 
government in analyzing the historic and architectural value of Queen’s Pier is 
appropriate. The pier did not have a long history in Hong Kong and its use as a landing 
place for past Governors and Royal Family of Britain, although possessed colonial 
character, is not that significant enough to be the symbol of this period as its historic 
significance only restricted to the arouse of memory concerning the welcoming of British, 
but in terms of memory of colonial administration, Hong Kong people, later generations 
or even tourists could not trace back the picture of colonial period through visiting it or 
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accessing its related information. Referring back to the Historic Aspect in the hypothetic 
criteria, evaluation of the government is reasonable. 
 
It is also correct for the government to argue that there are many post-war government 
buildings carries similar architectural value to that of the Queen’s Pier but with a higher 
historic value, such as the City Hall Complex, former North Kowloon Magistracy and 
other famous buildings, they are examples of neither declared monuments nor graded 
buildings. Through comparison with such similar structures or structures belonging to the 
same period in terms of impact on and importance for architectural development in Hong 
Kong, the Queen’s Pier is not representative enough in the aspect of architectural value.  
 
Generally, the evaluation of Queen’s Pier by the government is in line with the ideas 
mentioned with the Architectural Aspect and Historic Aspect mentioned in the hypothetic 
criteria. However, in terms of group value, the government underestimated its importance. 
The Queen’s Pier, City Hall Complex and the Edinburgh Place form a group of buildings 
having a high significance of social and architectural value in Hong Kong, as well as its 
importance in the memory of Hong Kong people, being a precious social value. This is 
what the government neglected in the final decision of demolishing the Queen’s Pier. 
 
For the Star Ferry Pier, the government considered that it being neither a declared 
monument nor a graded historic building which implies the pier did not possess a high 
cultural value to be preserved. Using the hypothetic criteria for analysis of this case, there 
is no denying that the Star Ferry Pier, having a history less than 50 years, could not reveal 
the life pattern, customs, traditions of Hong Kong, and its architectural design, similar to 
the case of Queen’s Pier, did not have a great impact or importance on the development 
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of architecture in Hong Kong. However, it does not imply that demolition of the Star 
Ferry Pier is an appropriate decision. Apart from historic and architectural value, we 
should not neglect the importance of collective memory and the social value of the pier. 
There is no denying that the Star Ferry Pier played an important role in the collective 
memory of Hong Kong people, memory of people towards a place should be an important 
consideration to determine whether a building should be conserved. However, the 
government did not pay a high concern on this issue owing to its emphasis on the three 
construction projects. 
 
Public Consultation 
Being mentioned in the hypothetic criteria, public opinion is an extremely important 
consideration for decision making on every cultural heritage, opinion from direct 
stakeholders should be sought. In this case, the government revealed that it had a long 
period of public consultation about the demolition of the Star Ferry Pier and the Queen’s 
Pier, and it said that there was no objection during this consultation period. However, the 
Conservancy Association disagreed in the document of Legislative Council Panel LC 
Paper No.CB(2)2333/06-07(03) and its submission to Legislative Council Panel on 
Planning, Lands and Works. The Conservancy Association disclosed that it has been 
submitting its views to the consultation regarding the reclamation project in Central. It 
mentioned that: 
 
CA has been upholding a strong opinion that the two piers together with the 
Edinburgh Place and City Hall are an integral part of public space which should 
be enjoyed by the people and it is not acceptable to destroy the setting of the two 
piers, the city hall and the Edinburgh Place. 
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Furthermore, the Conservancy Association criticized that the government has never 
consulted the public regarding demolition of the two historic piers. In this case, it is 
obviously that the way of handling the consultation of proposal of demolition of the piers 
lacked transparency. Indeed, the public has raised strong opposition on this issue, 
however, the government ignored such opinions from the public bodies, professionals and 
also individuals.  
 
Moreover, as mentioned in detail above, the Conservancy Association has made proposal 
with alternatives to preserve the 2 piers in-situ with minimal impacts on the three 
construction projects: P2 Road, the airport express extended tunnel and the drainage box 
culvert. It is likely for the preservation work and reclamation projects to be done together 
to obtain a result welcomed by the public while development of our society is not 
disturbed. Yet, the proposal suggested by the Conservancy Association was not seriously 
analyzed by the government. 
 
Authenticity 
Having discussed in the literature review, authenticity of the buildings is one of the major 
considerations for the decision of government. Yet, the proposed decision of relocation of 
Star Ferry Pier with a newly constructed clock tower and the construction of the building 
with heritage approach violated authenticity. It is meaningless to duplicate the image of 
the old pier but all the material, workmanship, design and setting are not original. In the 
interview with Dr. Wong, he also discussed the new building of Star Ferry Pier, he 
revealed that urban conservation is not replicating the past. In this way, it is not a good 
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solution if the government intended to preserve the past memory as the historic value has 
been lost. 
 
Suggestion 
The two cases are typical examples of sacrificed buildings which have an important role 
in the memory of people owing to the necessity of development of the society. In this 
case, better transportation network in Central and reclamation is the main consideration of 
the government, however, the public has shown their concern to preserve the piers and 
more transparent public consultation should be provided. Besides, alternative proposal of 
the Conservancy Association could be a way to conserve the piers and allow 
developments proceeding together, yet, the government did not pay much attention to 
evaluate this proposal. If better consultation could be made from public bodies, 
individuals, the piers may have the chance to exist till now. Therefore, the government 
should consult more before making an important decision. 
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Figure 6: Photos of King Yin Lei (Source: the Conservancy Association) 
 Figure 7: Photos of King Yin Lei (Source: the Conservancy Association) 
Background 
King Yin Lei is located at 45 Stubbs Road, it was started to be built in 1936 in the Mid-
level of Victoria Peak. It is a magnificent Chinese style mansion which is privately owned 
by a Chinese. In early 2004, King Yin Lei was open for tender. It was claimed that the 
owner was highly likely to demolish King Yin Lei and redevelop the land owing to 
recovery of the real estate market. At that time, concerning the preservation of King Yin 
Lei, the Conservancy Association initiated a great effort to protect it from demolition. In 
April 2004, the Conservancy Association wrote a letter to Secretary for Home Affairs 
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Patrick Ho, requesting him to think about the feasibility to declare King Yin Lei as a 
monument under section 3 of the Antiquities and Monuments Ordinance. Further, the 
Conservancy Association organized a campaign called “Save King Yin Lei Campaign” to 
advocate the preservation of the well recognized historic groups of buildings. Owing to 
the public pressure, the owner of King Yin Lane announced that King Yin Lei would not 
be demolished for redevelopment for the moment. 
 
The government did not declare King Ying Lane as a monument as a means of legal 
protection of the historic building against demolition and redevelopment of the site, it is 
because a large amount of money is needed for the compensation of this privately owned 
building. 
 
 
Figure 8: Photo 1 of Demolition work of King Yin Lei (Source: the Conservancy Association) 
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Figure 9: Photo 2 of Demolition work of King Yin Lei (Source: the Conservancy 
Association) 
 
In 2007, the owner of the historic building was changed. The owner wrote a letter to the 
government to suggest a meeting with government official to discuss the issues of 
preservation of King Ying Lei. The letter was passed to the Home Affairs Bureau and the 
Antiquities and Monuments Office. Yet, Secretary for Development Carrie Lam admitted 
the office was not sensitive enough in dealing with the case. (www.news.gov.hk, 20th 
September, 2007)21 Without receiving reply, the new owner of King Yin Lei started to 
dismantle the historic building on 11th September, 2007. The demolition was discovered 
by the Conservancy Association, the association wrote a letter to Development Bureau 
and stressed for declaring King Yin Lei as monument again so as to stop the demolition. 
Being noticed of that, the government declared King Yin Lei as a proposed monument 
and stopped the work.  After negotiation with the owner, on 25th January, 2008, the 
government has reached a preliminary understanding with the owner on a possible 
                                                 
21 News.gov.hk, 
http://www3.news.gov.hk/isd/ebulletin/en/category/healthandcommunity/070920/html/070920en05010.htm, 
retrieved on 25th March, 2008 
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preservation option for the mansion. Subject to the necessary town planning approval, the 
Government will grant an adjacent man-made slope site of a size similar to King Yin Lei 
to the owner for development, subject to the same plot ratio of 0.5 and a height restriction 
of three storeys. (www.news.gov.hk, 25th January, 2008)22 
 
Value of King Yin Lei 
There was a site investigation conducted by the Antiquities and Monuments Office, the 
environment and condition of King Yin Lei was studied and its architectural features and 
building technology was also analyzed in a report after the investigation. Different values 
of King Yin Lei are summarized as follows from the report23. 
 
Historic Value 
Since Hong Kong was a colony of Britain, British colonial style architecture played a 
dominant role for more than a century. In 1930s, building industry of Hong Kong was 
influenced by international styles. Owing to the idea “the intrinsic Chinese architecture 
style” advocated by republican government of China, a lot of buildings built at that period 
contain a blend of both Chinese palatial style architecture and advanced western building 
and structural technology emerged. However, those buildings were commonly in the use 
of educational, religious and government. Residential buildings using Chinese palatial 
style architecture, like King Yin Lei, were rare at that period. More importantly, King Yin 
Lei is the only historic building in early 20th century with such kind of architectural style 
and the concept of “predominantly Chinese with Chinese and Western elements nicely 
                                                 
22 News.gov.hk, 
http://www.news.gov.hk/en/category/infrastructureandlogistics/080125/html/080125en06010.htm, retrieved 
on 25th March, 2008 
23 Summary of the Report on Site Investigation and Restoration Options, King Yin Lei at 45 Stubbs Road, 
Hong Kong http://www.amo.gov.hk/form/research_king_yin_lei_e.pdf, retrieved on 1st March, 2008 
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combined”. In terms of craftsmanship, material and design, few similar buildings could 
be compared with its excellence. 
 
Moreover, located at Mid-level where British style buildings predominated, King Yin Lei 
was remarkable at that location, it is a distinctive construction from other structures 
nearby. In short, it bear witness to the architecture history of Hong Kong and China, it 
also provide clues for studying architectural and social histories. Such architectural 
characteristics and features, like staircases, railing, doors and windows will give visitors a 
feel of real-life example showing the norms of architectural style in Hong Kong in 1930s. 
 
Artistic Value 
The artistic value of King Yin Lei is appreciated in terms of architectural style and 
craftsmanship. 
 
The use of Chinese green-glazed tiles and red fair-faced brickwork in the building 
disclosed the above mentioned design concept, “predominantly Chinese with Chinese and 
Western elements nicely combined”. Moreover, the design of King Yin Lei stressed 
“style rather than layout”, it represented the attempts by Chinese pioneers to seek a blend 
of national layout of western architectural technology. Besides, according to the site 
investigation report, the architect adopted the principle of differentiating the primary and 
secondary, as reflected in the appearance, material and decoration of individual buildings 
and even each storey of the buildings. The architecture and its setting adopted the idea of 
having old, modern, Chinese and Western elements well combined together with 
predomination of modern and Chinese artistic concepts. 
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Besides, exquisite craftsmanship of King Yin Lei enhanced its artistic significance. All 
the decorations have a high accuracy in the setting-out survey, for instance, dimension of 
standardized windows, as well as their distance apart are all the same. 
 
 
Social and Humanistic Value 
The social and humanistic value of King Yin Lei is highly related to its historic value, it is 
shown by historic memory of people and display of original information, so that the 
people in the society can be aroused the passed history. In addition, Feng Shui is an 
abstruse Chinese knowledge, the orientation, location and landscape arrangement of King 
Yin Lei is a good reference for study. Meanwhile, being such a rare kind of Chinese 
palatial style architecture, King Yin Lei has a high potential to be developed as a tourism 
spot, it can play an important role in the development of cultural tourism in Hong Kong 
 
Analysis by Hypothetic Criteria 
In this case, the above value of King Yin Lei, historic, artistic and social and humanistic 
value absolutely fulfill the mentioned values in the literature review of Chapter 2, it 
contains a high and rare architectural significance due to its special design and wonderful 
craftsmanship, its architectural design well combined modern, ancient, Chinese and 
Western style, its layout and features could show a real life example of Hong Kong in 
1930s, its outstanding construction technology keeps the building in a good condition. 
These excellent values of King Yin Lei perfectly match the value in the aspects of 
architectural, social and historic as described in literature review. Undoubtedly, King Yin 
Lei worth preserving. 
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In this case, owing to private ownership of the historic building, it is definitely more 
difficult for the government to handle the matter efficiently. Without doubt, there are a lot 
of constraints faced by the government during the process of preservation. It involves a 
large amount of compensation to the owner, and it could be understood that the 
government needs detailed consideration and did not take immediate action to propose 
King Yin Lei as a monument as suggested by the Conservancy Association. It is 
appreciated that the government finally paid much effort to negotiate with the owner and 
came into an agreement, so that the treasure group of historic buildings could be saved 
from demolition. Using the means of land exchange and transfer of development rights, 
the government needs not to spend a large amount of money for compensation, such 
innovative way could be promoted and being widely used in the future when the 
government deals with privately owned historic buildings in Hong Kong. 
 
Yet, it is obvious that the government is insensitive. It does not have a clear goal and 
planned procedures to take action in order to preserve the historic building from 
demolition. According to the above, the new owner, after the change of ownership in 
August 2007, did send a letter requesting for meeting government official, however, no 
reply was made. This is the first negligence. Meanwhile, the Conservancy Association 
requested Ms Carrie Lam, the Secretary for Development to propose King Yin Lei as a 
monument and suggested the Antiquities Advisory Board to grade it. In the letter dated 13 
August, the Development Bureau revealed that the Antiquities and Monuments Office 
was “in the process of conducting a detailed research with a view to ascertaining the 
heritage value of the building such that an appropriate way for its preservation could be 
devised.” 
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However, the government made the second negligence. From the above mentioned letter 
of Development Bureau, it implies that the government should up-to-date the matters 
happened to King Yin Lei. Nevertheless, the government did not notice that the new 
owner started the demolition work until it was informed by the Conservancy Association. 
Upon demolition, the government started late action to stop and negotiate with the owner, 
this late action leads to damages of precious architectural features. Obviously, in this case, 
even the government noticed and recognized the significance of the historic buildings, 
there is no clear system for the government to follow and take appropriate action 
promptly. As suggested in Chapter 2, it is necessary for the government to set up a similar 
system to Burra Charter (Figure 1) in order to save historic buildings efficiently with a 
clear direction in the future. 
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Case Study 5: Kom Tong Hall 
 
Figure 10: Photo of King Yin Lei (Source: the Conservancy Association) 
 
Background 
Located at 7 Castle Road, Central and Western District, Kom Tong Hall was built in 1914 
by the younger brother of Eurasian tycoon Sir Robert Ho Tung. The building was 
constructed in the classical style architecture of the Edwardian period. (Antiquities and 
Monuments Office)24  It consists of three floors with granite pillars and wrought-iron 
balconies on the 2nd and 3rd floors. It retained the class-conscious of the traditional 
society- two stairs cases, one for the use Ho's family and the other solely for servants. 
(Hong Kong Museum of History)25 
 
 
 Figure 11: Another photo of Kom Tong Hall (Source: the Conservancy Association) 
                                                 
24 Government would preserve Kom Tong Hall for use as a Dr Sun Yat-sen Museum. Antiquities and 
Monuments Office, http://www.lcsd.gov.hk/CE/Museum/Monument/en/news_20040404_2.php, retrieved 
on 17th March, 2008 
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The building was acquired by Church of Jesus Christ of Latter-Day Saints in 1960, since 
this transfer, Kom Tong Hall was used as a religious education institute. However, in July 
2002, the owner of Kom Tong Hall decided to redevelop the site of the hall into a 
religious cum education centre and proposed to demolish this historic building. In the late 
of same year, the Government, in response to public objection, started to negotiate with 
the church (Conservancy Association). The two parties did not have a compromised 
agreement one year later. Then, with the help of the Conservancy Association by writing 
a letter to the headquarter of the church, the negotiation was facilitated and the 
Government and the church finally came into an agreement that the Government would 
pay the church $53 million to obtain the ownership of Kom Tong Hall. Kom Tong Hall 
was then renovated to become the Dr Sun Yat-sen Museum (Conservancy Association). 
Totally, $91.3 million was spent. 
 
Social Value 
The original use of this historic building, being a residential block, definitely it is no 
longer meant for the need of our society. Owing to its structure, location and historic 
relationship with Dr. Sun, a new adaptive use widely supported by the public enhanced its 
social value, and its contribution to our society could be achieved. The renovated building, 
after acquiring adaptive features and decoration, became a popular museum in Hong 
Kong.  On one hand, it can be utilized in its function so as to be enjoyed by the society. 
On the other hand, its tourism attraction and educational purpose could bring intangible 
benefit to the community of Hong Kong. Of course, its social value is enormous to Hong 
Kong. 
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Architectural Value 
The architectural design of Kom Tong Hall adopted the classical style architecture of the 
Edwardian period. Being a typical Edwardian classical building, Kom Tong Hall is 
majestic and magnificent, and is among the very few surviving structures in Hong Kong. 
(Hong Kong Museum of History)25 Having such rare architectural features and building 
structure among those buildings with similar style and construction period, Kom Tong 
Hall, undoubtedly, carries a high architectural value which is worth preserving. 
 
 
Being in a living city, the building changes as a means of conservation, in the mean time, 
the development of our society is not hindered, it is definitely a meaningful adaptive use 
to benefit people in the society as an educational means to introduce the life and 
achievements of Dr. Sun, visitors in Hong Kong and other places can better understand 
the history of China during the late 19th and early 20th century, the contribution of Dr. Sun 
to China is also appreciated. This is a good example of conservation of historic building, 
its life is prolonged and its new use can meet the need of the society, undoubtedly, it is a 
good adoption of principles of conservation which is in line with the idea of Professor 
Lung in the interview being mentioned in this Chapter. 
 
Review of Government Action 
Kom Tong Hall is a rare building worth preserving against demolition. Without doubt, the 
government, in this case, has done a good job to save this treasure historic building in 
Hong Kong. The building was also given a suitable use to demonstrate its social value 
                                                 
25 Special Articles- Kom Tong Hall and the Dr Sun Yat-sen Museum. Hong Kong Museum of History, 
http://www.lcsd.gov.hk/CE/Museum/History/en/pspecial_8.php, retrieved on 24th March, 2008 
 97 
appropriately. The government recognized the value of this building, as well as acquired 
public opinion in opposition of demolishing Kom Tong Hall. There is no denying that the 
Government has fulfilled what it should do appropriately as interpreted by the 
hypothetical criteria, both value, opinion of stakeholders and also economic aspect are 
considered and reached a desirable outcome. 
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Inappropriateness of the government 
The above table has summarized the background, key information and the final decisions 
on the popular historic buildings in the cases studies. Definitely, as many people can 
notice that development potential of site, as well as private ownership are the main 
reasons for the pressure of demolition of these buildings. After the study and analysis on 
these five representative cases in Hong Kong, it is obvious to observe that during the 
process of decision making, the government has put a higher a priority to development 
potential of land and according to situations, it tries to delay the declaration of 
monuments so that compensation to owners of the buildings is not payable until, at the 
last minute, the owners have the intention to demolish the buildings. In other words, 
concerning the conservation of historic buildings, as preferred by the government, 
financial aspect always dominates other important considerations, such as values of 
historic buildings and the request of public and conservation bodies. Even in these few 
examples, such behavior could be observed clearly. 
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Testing of Hypothetical Criteria from Case Studies 
From Table 4, it is very obvious to observe that the decision criteria adopted by the 
government in the five cases contained many problems when compared with the 
considerations in the hypothetical criteria. In the comparison, it is shown that the 
government always underestimates the social value and over-emphasizes the economic 
consideration. Moreover, public consultation is not transparent enough and it is not 
acceptable that opinion raised by the public is ignored by the government. 
 
Indeed, if the set of criteria established in this study is adopted by the government, the 
above mentioned problems would not happened, it can also prevent the confrontation and 
conflicts between the government and the public. Moreover, it is very likely that the Star 
Ferry Pier and Queen’s Pier can survive if the government carefully considered public 
opinion at that time. 
 
From the five case studies, it has been shown that if the considerations in the hypothetical 
criteria are neglected, problems and failure will result. Therefore, from the case study, it 
is reasonable that the hypothetical criteria are valid. If this set of criteria is adopted by the 
government, a more effective conservation of historic building could be achieved. 
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Chapter 5: Conclusions & Recommendations 
Conclusions 
Cultural heritage plays a very important role in every country because it acts as a 
representative of a place, history, culture, customs, traditions, and different important 
events. Historic buildings represent and imply different kinds of identity of people and 
they also arouse our memory of the past. In the present situation of Hong Kong, there is 
no clear and effective legal and administrative system to allow the Government to act 
appropriately and consistently in handling the cases in which historic buildings are under 
the pressure of demolition when a historic building locates at a site having a great 
development potential, or in some situation, construction projects are in conflicts with the 
presence of the buildings, or the buildings, most commonly, are privately owned. 
 
Indeed, the present system concerning the conservation of historic buildings is not 
effective enough. It is very common that issues concerning conservation are not well 
identified so that suitable solution cannot be made.  Such problem also leads to 
inconsistent behavior of government, thanks to the absence of standard criteria for 
making reference and consideration. In Hong Kong, there is a grading system for historic 
buildings by which the Antiquities Advisory Board awards a grade for historic buildings 
according to different aspects of value. Although this grading system can allow people to 
understand how the buildings are considered to be significant in the evaluation, it 
provides no provision of legal protection on those graded historic buildings since their 
grading is just a reference for their evaluated value. When it comes to the legal protection 
of historic buildings, buildings can be protected against demolition by declaring them as 
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monument under the provision of the Antiquities and Monuments Ordinance (Cap 53) 
established in 1976. Under s 3(1) of the Ordinance: 
 
“Subject to section 4, the Authority may, after consultation with the Board and 
with the approval of the Chief Executive, by notice in the Gazette, declare any 
place, building, site or structure, which the Authority considers to be of public 
interest by reason of its historical, archaeological or palaeontological significance, 
to be a monument, historical building or archaeological or palaeontological site or 
structure.” 
 
In this provision, such important decision of declaration is mainly determined by the 
Antiquities Authority, being the Secretary for Development now. However, except 
“historical, archaeological or palaeontological significance”, no further instruction is 
given in the Ordinance so that the Antiquities Authority can declare a historic building as 
monument with appropriate and comprehensive considerations. Simply speaking, no 
standard is established for the Government to protect the treasure buildings in our society. 
 
Conservation of historic buildings, which is a kind of cultural heritage, therefore needs a 
clear system and guideline for conducting evaluation and making decisions. It is 
necessary to make reference to standard instructions in which all important considerations 
could be taken into account by the government in the decision-making process. With the 
establishment of standard instructions for decision-making, the government can make a 
comprehensive analysis and its decisions would be more appropriate so that all values of 
the historic buildings are accurately evaluated and the opinions and views of all 
stakeholders can be fully considered. 
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Recommendations 
The hypothetical decision criteria for conservation of historic buildings are developed 
from the literature review of the globally recognized charters (Venice Charter and Burra 
Charter), opinions and views of conservation experts and practitioners and empirical 
cases.  They are related to the values of culture heritage, including:  
 
• Historic value should be considered because historic buildings can be the symbol 
of some important historic events, later generations can understand the history  of 
a country from the buildings 
• Architectural value should be considered because special architectural features of 
historic buildings show the characteristics of a culture at different period and 
different places in terms of craftsmanship, decoration and design 
• Scientific value should be considered because we can understand the construction 
technology of a place at a particular time by analysis of building structure, it helps 
us investigate the past technology 
• Social value should be considered because it symbolize a community by its 
uniqueness, it is a sense of memory, people can have a better sense of belonging 
to their community, this value enhance civic pride of residents 
• Economic value should be considered because the original function or adaptive 
use of historic buildings can generate income, attractiveness of historic buildings 
can also promote tourism which brings tangible and intangible benefit to a society 
• Group value should be considered because a unity of important buildings with 
high architectural value or historic value promote the better understand of history 
by people and its rarity of the group is also enhanced 
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With these values assessed by value-based analysis, they are then considered together 
with the opinions of stakeholders and public, different opportunity costs and issues of 
harmony using cost-benefit analysis, a rational and beneficial solution to the society could 
be made. 
 
Indeed, the above factors are generally confirmed by the qualitative views from the 
interviews with conservation experts and practitioners. The criteria was further tested and 
validated by five major representative cases in the recent history of conservation of 
historic buildings in Hong Kong, including the Star Ferry Pier, Queen’s Pier, old Hong 
Kong Club Building, King Kin Lei and Kom Tong Hall. Generally, it was found that the 
government did not deal with each case properly, like inconsistent behavior, disregarding 
public opinions and suggestions, underestimating the value of buildings and slow reaction. 
The hypothetical factors were reflected in those cases and were fully concerned by the 
public stakeholders.  If they are carefully considered by the government, the historic 
buildings would have been protected from demolished or damaged.  There would not 
have been serious confrontation between the society and the government, as shown in the 
case of Ferry Pier and Queen’s Pier.  The cases demonstrate that the opinion of the public 
should be fully respected and considered and that public consultation is utmost important. 
 
It is therefore recommended that the standard instructions for government’s decision in 
conservation of buildings should fully cover all historic, architectural, social, scientific, 
economic and group values.  The instructions should be strictly followed in all decision-
making process and be transparent to the public.  In addition, full consultation with the 
public should not be neglected. 
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For the private historic buildings in Hong Kong, they are always demolished purely based 
on economic factor because of enormous development potential of the sites, having no 
regard to the other values of the heritage.  It is therefore recommended legislation should 
be made to control demolition of declared historic buildings such that redevelopment 
should be approved by the government which makes all decisions by referring to the 
standard instructions and public consultation as outlined above. 
 
Undoubtedly, clear decision criteria and instructions are necessary for preserving the 
historic buildings in Hong Kong. Historic buildings, being cultural heritage, are treasure 
properties of our society so we should pay great effort to cherish them. They arouse our 
identity and memory and once they are demolished, such non-renewable resources could 
not be found again. Actions should therefore be taken promptly to improve the present 
situation. 
 
 
Limitation and Further Research 
The findings of this research are based on five recent major cases.  These cases are 
representative for the conservation process because they involved a large number of 
stakeholders, including individuals, interest groups, public bodies, and the government, 
thus reflecting the full interests and views of the society on what values should be 
considered.  The findings are therefore valid.  
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However, it is recommended that the model set of decision criteria be further enhanced by 
opening up the boundary of the study, so that more cases can be examined and the model 
decision criteria can be refined to make them more robust. 
 
To assess whether historic buildings are worth being conserved, architectural, historic, 
social, scientific, economic and group factors should all be considered. There has been no 
previous study conducted to quantify those factors by a mathematical expression to 
facilitate assessment. It is therefore recommended that further research should be 
undertaken to develop a decision formula which provides a single conservation index 
which takes into account all the factors established by this research, and their quantifiable 
measures and weightings. With all the competing factors being considered, the index can 
be used to determine the overall value of a historic building for deciding whether it 
should be preserved against demolition if it exceeds a certain value. This approach also 
has an advantage that different historic buildings can be compared and made reference 
easily by the index. 
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Appendix 3: The ara Document on Authenticity (1994) 
 
THE NARA DOCUMENT ON AUTHENTICITY 
(1994)  
Preamble 
 
1. We, the experts assembled in Nara (Japan), wish to acknowledge the generous spirit and 
intellectual courage of the Japanese authorities in providing a timely forum in which we could 
challenge conventional thinking in the conservation field, and debate ways and means of 
broadening our horizons to bring greater respect for cultural and heritage diversity to conservation 
practice.  
2. We also wish to acknowledge the value of the framework for discussion provided by the World 
Heritage Committee's desire to apply the test of authenticity in ways which accord full respect to 
the social and cultural values of all societies, in examining the outstanding universal value of 
cultural properties proposed for the World Heritage List.  
3. The Nara Document on Authenticity is conceived in the spirit of the Charter of Venice, 1964, 
and builds on it and extends it in response to the expanding scope of cultural heritage concerns 
and interests in our contemporary world.  
4. In a world that is increasingly subject to the forces of globalization and homogenization, and in 
a world in which the search for cultural identity is sometimes pursued through aggressive 
nationalism and the suppression of the cultures of minorities, the essential contribution made by 
the consideration of authenticity in conservation practice is to clarify and illuminate the collective 
memory of humanity.  
Cultural Diversity and Heritage Diversity 
 
5. The diversity of cultures and heritage in our world is an irreplaceable source of spiritual and 
intellectual richness for all humankind. The protection and enhancement of cultural and heritage 
diversity in our world should be actively promoted as an essential aspect of human development.  
6. Cultural heritage diversity exists in time and space, and demands respect for other cultures and 
all aspects of their belief systems. In cases where cultural values appear to be in conflict, respect 
for cultural diversity demands acknowledgment of the legitimacy of the cultural values of all 
parties.  
7. All cultures and societies are rooted in the particular forms and means of tangible and 
intangible expression which constitute their heritage, and these should be respected.  
8. It is important to underline a fundamental principle of UNESCO, to the effect that the cultural 
heritage of each is the cultural heritage of all. Responsibility for cultural heritage and the 
management of it belongs, in the first place, to the cultural community that has generated it, and 
subsequently to that which cares for it. However, in addition to these responsibilities, adherence 
to the international charters and conventions developed for conservation of cultural heritage also 
obliges consideration of the principles and responsibilities flowing from them. Balancing their own 
requirements with those of other cultural communities is, for each community, highly desirable, 
provided achieving this balance does not undermine their fundamental cultural values.  
Values and authenticity 
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9. Conservation of cultural heritage in all its forms and historical periods is rooted in the values 
attributed to the heritage. Our ability to understand these values depends, in part, on the degree 
to which information sources about these values may be understood as credible or truthful. 
Knowledge and understanding of these sources of information, in relation to original and 
subsequent characteristics of the cultural heritage, and their meaning, is a requisite basis for 
assessing all aspects of authenticity.  
10. Authenticity, considered in this way and affirmed in the Charter of Venice, appears as the 
essential qualifying factor concerning values. The understanding of authenticity plays a 
fundamental role in all scientific studies of the cultural heritage, in conservation and restoration 
planning, as well as within the inscription procedures used for the World Heritage Convention and 
other cultural heritage inventories.  
11. All judgements about values attributed to cultural properties as well as the credibility of related 
information sources may differ from culture to culture, and even within the same culture. It is thus 
not possible to base judgements of values and authenticity within fixed criteria. On the contrary, 
the respect due to all cultures requires that heritage properties must considered and judged within 
the cultural contexts to which they belong.  
12. Therefore, it is of the highest importance and urgency that, within each culture, recognition be 
accorded to the specific nature of its heritage values and the credibility and truthfulness of related 
information sources.  
13. Depending on the nature of the cultural heritage, its cultural context, and its evolution through 
time, authenticity judgements may be linked to the worth of a great variety of sources of 
information. Aspects of the sources may include form and design, materials and substance, use 
and function, traditions and techniques, location and setting, and spirit and feeling, and other 
internal and external factors. The use of these sources permits elaboration of the specific artistic, 
historic, social, and scientific dimensions of the cultural heritage being examined. 
Appendix 1 
Suggestions for follow-up (proposed by H. Stovel) 
1. Respect for cultural and heritage diversity requires conscious efforts to avoid imposing 
mechanistic formulae or standardized procedures in attempting to define or determine authenticity 
of particular monuments and sites.  
 
2. Efforts to determine authenticity in a manner respectful of cultures and heritage diversity 
requires approaches which encourage cultures to develop analytical processes and tools specific 
to their nature and needs. Such approaches may have several aspects in common:  
 
- efforts to ensure assessment of authenticity involve multidisciplinary collaboration and the 
appropriate utilisation of all available expertise and knowledge;  
 
- efforts to ensure attributed values are truly representative of a culture and the diversity of its 
interests, in particular monuments and sites;  
 
- efforts to document clearly the particular nature of authenticity for monuments and sites as a 
practical guide to future treatment and monitoring;  
 
- efforts to update authenticity assessments in light of changing values and circumstances.  
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3. Particularly important are efforts to ensure that attributed values are respected, and that their 
determination included efforts to build, ad far as possible, a multidisciplinary and community 
consensus concerning these values.  
 
4. Approaches should also build on and facilitate international co-operation among all those with 
an interest in conservation of cultural heritage, in order to improve global respect and 
understanding for the diverse expressions and values of each culture.  
 
5. Continuation and extension of this dialogue to the various regions and cultures of the world is a 
prerequisite to increasing the practical value of consideration of authenticity in the conservation of 
the common heritage of humankind..  
 
6. Increasing awareness within the public of this fundamental dimension of heritage is an absolute 
necessity in order to arrive at concrete measures for safeguarding the vestiges of the past. This 
means developing greater understanding of the values represented by the cultural properties 
themselves, as well as respecting the role such monuments and sites play in contemporary 
society.  
 
Appendix II 
Definitions 
Conservation: all efforts designed to understand cultural heritage, know its history and meaning, 
ensure its material safeguard and, as required, its presentation, restoration and enhancement. 
(Cultural heritage is understood to include monuments, groups of buildings and sites of cultural 
value as defined in article one of the World Heritage Convention).  
Information sources: all material, written, oral and figurative sources which make it possible to 
know the nature, specifications, meaning and history of the cultural heritage.  
 
-------------------------------------------------------------------------------- 
The ara Document on Authenticity was drafted by the 45 participants at the ara Conference on 
Authenticity in Relation to the World Heritage Convention, held at ara, Japan, from 1-6 ovember 1994, 
at the invitation of the Agency for Cultural Affairs (Government of Japan) and the ara Prefecture. The 
Agency organized the ara Conference in cooperation with UESCO, ICCROM and ICOMOS.  
This final version of the ara Document has been edited by the general rapporteurs of the ara Conference, 
Mr. Raymond Lemaire and Mr. Herb Stovel. 
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Appendix 4: ICOMOS Charter- Principles for the Analysis, Conservation and 
Structural Restoration of Architectural Heritage (2003)
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Appendix 5: The Australia ICOMOS Charter for Places of Cultural Significance 
(Burra Charter)
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Appendix 6: Colonial glories going, going..., The Economist, June 13, 1981
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Appendix 7: Bid lodged to demolish Club, South China Morning Post, March 13, 
1981
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Appendix 8...but familiar facilities will remain, The Standard, August 20, 1980 
